REPORT OF THE COMMITTEE ON
ZONING, PLANNING AND HOUSING

Vaoting Members:
Ron Menor, Chair; Tommy Waters, Vice-Chair,
Brandon J.C. Elefante, Ann H. Kobayashi, Joey Manahan

Committee Meeting Held
May 21, 2020

Honorable lkaika Anderson
Chair, City Council
City and County of Honolulu

Mr. Chair:

Your Committee on Zoning, Planning and Housing, to which was referred
Resolution 20-120 entitled:

"RESOLUTION AMENDING THE DOWNTOWN NEIGHBORHOOD TRANSIT-
ORIENTED DEVELOPMENT PLAN,"

introduced on May 13, 2020, reports as follows:

The purpose of Resolution 20-120 is to amend the Downtown Neighborhood
Transit-Oriented Development ("TOD") Plan, adopted by Resolution 16-247, CD1, FD1,
to revise the land use designations, increase the maximum allowable height, and increase
the maximum allowable density, for three parcels identified as TMK 1-7-023:008,
TMK 1-7-026:053, and TMK 1-7-026:054. The Plan will serve as a basis for the creation
of the Downtown TOD special district, which will consist of the areas surrounding the
three Honolulu rail transit stations in the Downtown neighborhood: the Iwilei Station, the
Chinatown Station, and the Downtown Station.

At your Committee’s meeting on May 21, 2020, the Acting Director of the
Department of Planning and Permitting ("DPP") and the DPP TOD Administrator offered
comments on the Resolution. The DPP TOD Administrator mentioned that the City is
working with the State Hawaii Housing Finance and Development Corporation to prepare
an infrastructure master plan for the Downtown area. A representative from
Douglas Emmett offered comments on the Resolution via videoconference.
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Your Committee received written testimony in support of the Resolution from
Group 70 International, Inc. and two individuals. Written testimony in opposition to the
Resolution was received from one individual.

Your Committee has prepared a CD1 version of the Resolution that incorporates
the amendments set forth in Exhibit A of the as-introduced Resolution. A copy of the
amendments is attached to this committee report.

Your Committee on Zoning, Planning and Housing recommends that
Resolution 20-120 and the proposed Resolution 20-120, CD1, attached hereto, be
scheduled for public hearing and be referred back to Committee. (Ayes: Elefante,

Kobayashi, Menor, Waters — 4; Ayes with reservations: None; Noes: None:
Excused: Manahan - 1))

Respectfully submitted,

Hpn. it/

Committee Chair

CITY COUNCIL

CITY AND COUNTY OF HONOLULU
HONGLULU, HAWAII

ADOPTED ON JUN 3 2020 COMMITTEE REPORTNO. 136




9€1-HD O} Juawiydepy

WV TZ:6 0Z0T/ET/5/7220-020Z5D0

ULIOJ JUDWIPUSWE 3Y) LI YUO) j95 SUOISIARL ueld goll
ay) 1aYyas 0} papuswe ‘ueld QOL pooioqybiiaN umojumog poowogyfiran -0z
2y} Jo £dod B yim WIOJ JUBWPUBLIE ¥ KqIyx3 ay) sadeday| v rqyx3] seosiday v 1qyx3 v hayx3 uopn|osay| umojumoQgl  uonnjosay|
pue 'a2udB AQ UIRIBY
pajesodioou) pue v jqiyx3 se oyasay paysene 1620 J
é&ﬁ%@&ﬂt@tgué_ »nm._m: asnep ueld aol
12uNoY 3Y; “(1)Z-001°6-1Z UOHISZ HOW 01 Juensind ey NnoucH|  8snee a3A10S3aY asnep| Q3AAI0S3IH poowoqybaN -0z
Jo AunaZ pue Apd ay} Jo PuNod 2yl Ag aIATOSIY LI 39 11 39 3y Spudwy Q3A053y 11 34| 1138 uolin|osay UmOIUMOGZ|  LoHNIOSaY
'2J0JaI9Y) ‘MOU 1y
~_n_£xm se 390: _uof_um:m AONON _ —Eu&n#-@.&ﬁt@.&ﬁ
%@tﬁ%&t@w&*ﬂ&.@tﬂnﬁ.ﬂa&m@d& uejd DO 1 asned ueld gol .
poaipogyBian umojumo( TEPUSLIE [pejdope-adi-or-aiuewpuowe]  9SNEPR SYIHIHM asneR| SYIUIHM pooyioqybrang -02
-posedesd] ay) aacudde o} SaNsap |1DUNOS Y} 'SYIHIHM 1SB| sy} spuaury SYIMIHAM Ise| 1sel uonnosay| umolumo] uoinjosay|
siviaa ‘ON 34NDI2 )
SLNINWOD INIWAONIWY 1o NOILD3S
I NOLLYDIAIHV 1D
62058 Jueipey '1%3 INOHJ % 44V1S
ueyeuep Asof HIFWIWININNOD
ozoz/Ti/s '31va
'$3DVd TVLOL

NY1d {(QOL) INTWHOIZA3A GILNIIHO-LISNYHL GOOHHOGHSIIN ANV (dQ) N¥1d LNIWJOT13A30

WHOd INJWANTWV



WY TZ:6 0Z0Z/ET/S/2220-020Z520

193§ 0¥ ©1 193} 051 veld QOL
woyy ey Buiping wnwixew ay) sasna ‘pS0:920-2-1 MWL Pue syybiay pooysoqyBiaN o2
£50:920-2-1 ML ‘800'EZ0-2-1 MWL SE paunuap) siposed ay) Jod] /- ainbiy spuswy]  £2-2 Buiping wnwixepw]  2-z aunbig) ueld umojumo(| uonnjosay
Orioxvdue ol gL ueld QoL
10 ¥4 ue woyy Apsuap Buipiing WNwWiXew ay) as1Adl 'p50°920 {dvd) Aususug poowoqubian 02
=£-L MWL PUB £60:920-4-1 MINL SE paynuapi sipased syl 104  g-z ainbi spuowy|  zZz-Z Buippng wnwixep]  9-z ainbigf ueld umoumeq| uonnjosay
ueld 4O4,
'§'¥ JO Yvd UE 0] §°¢ JO W4 ue woly Ausuep Buipiing wnwixew| (dv3) Ausuaiy poowoqubiany -0z
ay) $851A81 'GO0CZ0-£-1 MWL SB paynuap! tasted ay) o4 g-z aanbi4 spuawy 72z Buipiing wnuwixay 9-z ainbig ueld umojumog|  uonnjosay
"yBtH-asn paxiy UBQIN 0} WNIPBW-3S) paxiy ueld 9oL
ueqin pue [enuapisay Ausuag wnipay woy uoneubisap asn poowloqubian 4
puB| 3Y) SOSIABS 'pS0:9Z0-4-1 MWL Se paynuapl jposed ayy Jog| ¢-Z anbig spuswy|  61-2 ue|d asn pueq| -z sunbiy ueld umolumoq|  uonrosay
ybiH-asn ueld Aol
PaxXi UBGIN O} [BAUDDISDY ANSUSQ) WNIPAW Woy uoneubissp asn poowioqublaN -0z
pue| 8y} S2sIA34 ‘£50:920-4-1 MWL Se paynuapl [posed ayy 103]  p-g 2unbi4 spuswy| G- ue|d asn pue| -z aunbiy ueld umojumogg|  uonniosay
‘ybiH 28 ueld Q0L
Paxijy ueqin) O} wWripapy As) paxiyy Uegl() wouy uoneubissp asn pooytoqyBian -0z
4 PUE| 3yl s3sIA32 'B00'E20-4-1 MWL SB paunuapl jgosed ayy104]  t-z anbig spuawy|  61-Z ueid asn pueq| -z aanbiy uveld| umelumoq|  uonnjosay
‘(Ansusiu yBin) asn ueld aol
paxiy o} [enuapisay wou) Jdaosuod paule)d ay) SasInal ‘$S0:920 poowioqybian — -0Z
-2-1 MWL PUB £60:9Z0-4-1 MWL se paynuapl sisosed auyy 104 €-1 ainBiy spuawy| 21-t 1da2u0n ueld go L} el w..:g_u_.f uejq| umclumoc]|  uonnjosay
“(Aususqu) ueld A0,
yBiH) asn paxipy o} (Aususu| wripap) asn pex)W woly 1dasuo pooyioqubiaN B4
pauue|d sy $8S1A2) ‘'g00:EZ0-L-L MWL SE paynuap jaosed sy 104 ¢-1 ainBig spuawy]  Zi-L 1daouon ueld Ol g-1 ainBiq| ue|d| umoumog)| uonnosay|
$VYL3Q ‘ON 3HNOId ]
Aw0<q.“.w“m._._._n_>%hoﬂm_m>_‘w<w W) I NOILdIMOS3a | ‘ON©d mhw_n w"m.ﬁ_ﬂm 10 1IQIHX3 Azﬂuﬂﬁ_ohum, 3L NV mm:ﬂﬂm:
SLINIWNOD ANIWANIWY 10 NCILDAS
I NOILY SRV 1D




CITY AND COUNTY OF HONOLULU
HONGLULU, HAWAII No. _20-120, CD1

RESOLUTION

AMENDING THE DOWNTOWN NEIGHBORHOOD TRANSIT-ORIENTED
DEVELOPMENT PLAN.

WHEREAS, on September 6, 2017, pursuant to Section 21-9.100-2 of the
Revised Ordinances of Honolulu 1990 ("ROH"), the City Council ("Council") adopted
Resolution 16-247, CD1, FD1, thereby adopting the Downtown Neighborhood Transit-
Oriented Development ("TOD") Plan; and

WHEREAS, the Downtown Neighborhood TOD Plan will serve as the basis for
the creation of the Downtown TOD special district, and the TOD development
regulations applicable thereto; and

WHEREAS, the Downtown TOD special district will consist of areas surrounding
the three Honolulu rail transit stations in the Downtown neighborhood—the lwilei Station
near the intersection of Kaaahi Street and Kaamahu Place (near the existing Institute for
Human Services Shelter); the Chinatown Station near the intersection of Nimitz
Highway and Kekaulike Street; and the Downtown Station near the intersection of
Nimitz Highway and Alakea Street; and

WHEREAS, the fee owners of 93,611 square feet of land identified as Tax Map
Key 1-7-023:008, located at 1425 Liliha Street ("Parcel 008"), within the Iwilei Station
area, have requested amendments to the Downtown Neighborhood TOD Plan that
would increase the maximum allowable height of Parcel 008 from 150 feet to 400 feet;
increase the maximum allowable density of Parcel 008 from a floor area ratio ("FAR") of
3.5 to an FAR of 4.5; and change the land use designation of Parcel 008 from urban
mixed use-medium to urban mixed use-high; and

WHEREAS, the fee owners of Parcel 008 propose to redevelop the parcel with a
mixed-use senior and workforce housing project; and

WHEREAS, the fee owner of nine acres of land identified as Tax Map Key
1-7-026:053, located at 404 North Beretania Street ("Parcel 053"), within the Iwilei
Station area, has requested amendments to the Downtown Neighborhood TOD Plan
that would increase the maximum allowable height of Parcel 053 from 150 feet to 400
feet; increase the maximum allowable density of Parcel 053 from a FAR of 1.9 to an
FAR of 4.0; and change the land use designation of Parcel 053 from medium density
residential, to urban mixed use-high; and

WHEREAS, the fee owner of Parcel 053 proposes to redevelop the parcel with a
mixed-use workforce housing project; and

0CS2020-0510/5/29/2020 4:19 PM 1
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CITY COUNCIL

CITY AND COUNTY OF HONOLULU No. 20-120, CD1

HONOLULU, HAWAII

RESOLUTION

WHEREAS, the fee owner of nine acres of land identified as Tax Map Key
1-7-026:054, located at 369 North Vineyard Boulevard {"Parcel 054"), which is within
the Iwilei Station area, has requested amendments to the Downtown Neighborhood
TOD Plan that would increase the maximum allowable height of Parcel 054 from 150
feet to 400 feset; increase the maximum allowable density of Parcel 054 from an FAR of
1.9 to an FAR of 4.0; and change the land use designation of Parcel 054 from medium
density residential and urban mixed use-medium, to urban mixed use-high; and

WHEREAS, the fee owner of Parcel 054 proposes to redevelop the parcel with a
mixed-use workforce housing project; and

WHEREAS, the Council desires to approve the amended Downtown
Neighborhood TOD Plan (May 2020) attached hereto as Exhibit A: now, therefore,

BE IT RESOLVED by the Council of the City and County of Honolulu that,
pursuant to ROH Section 21-9.100-2(f), the Council hereby adopts the Downtown
Neighborhood TOD Plan (May 2020) attached hereto as Exhibit A and incorporated
herein by reference; and

0CS2020-0510/5/29/2020 4:19 PM 2



,'. CITY COUNCIL

Is
! CITY AND COUNTY OF HONOLULU
HONOLULU, HAWAN No. _20-120, CD1

RESOLUTION

BE IT FINALLY RESOLVED that copies of this resolution be transmitted to the
Mayor, the Acting Director of Planning and Permitting, and the Executive Director and
CEO of the Honolulu Authority for Rapid Transportation.

INTRODUCED BY:

Joey Manahan

DATE OF INTRODUCTION:

May 13, 2020
Honolulu, Hawaii Councilmembers

0CS2020-0510/5/29/2020 4:19 PM 3



EXHIBIT A
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Downtown Honolulu is home to the vibrant financial
district, which is Oahu’s center of employment, as well
as one of the oldest Chinatowns in the United Stares.
With the introduction of rail wransit. Downtown has
the opportunity to emerge as a viral mixed-use dis-
trict, with a new neighborhaod in Iwilei. more diverse
housing and employment opportunities, educational
centers, new open spaces and enterminment venues, a
waterfront promenade, and a multi-modal cireulation
network connecting residents, workers, and tourists to

key destinations, homes, and jobs.

“the rail project will improve travel reliability and is expect-
ed to shorten travel times for most riders between homes
throughout the corridor and jobs in urban Honolulu. It

is also expected to improve access to the airport and other
major destinations. as well as increase transportation op-
tions by transit, bicycle, and on foor. Integrating rail plan-
ning with neighborhood planning is essential to realizing
the full potential of this major regional transit investment.
The Downtown Neighborhood Transit-Oriented Devel-
opment {1OD) Plan will guide development over the
next era of Downtown's growth and enhancement.

This plan provides a land use and circulation frame-
work ro guide future development; identifies more de-
tailed policies and regulatory standards for urban de-
sign, parks and community benefits and services; and
reconunends implementation measures to advance the
community s vision into realiry.

The rail project will provide rehable transit to Downtown Honoluly and opportumtics for redevelopment and revitalization
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1.1 Purpose and Process

Honolulu Rail Transit Project

‘The U.S. Department of Transportation Federal Transit
Administration and the City and County of Honolulu
{City) are undertaking a project that will provide rail
transit service on Qahu. The Honolulu Rail Transir cor-
ridor is approximately 20 miles long, extending from
East Kapolei in the west to Ala Moana Center in the
east, with 21 station stops. In subsequent phases, the
rail corridor is envisioned to extend ro West Kapolei
and the University of Hawaii at Manoa. The fixed-
guideway system will operate in an exclusive elevated
right-ot-way to ensure speed and reliability and avoid
conflicts with vehicles and pedestrians. The service will
connect employment and residential centers and pro-
vide access via feeder buses and shuctles at stations to
areas not served by rail.

‘The project is intended o improve the speed, reliabil-
ity, and quality of transit. For example, the trip between
the Downrown station and the Honolulu International
Airport will be 12 minutes, and between Downrown
and Waipahu less than a half hour, with speeds com-
parable to or faster than driving, particalarly in peak
period taftic. The Downtown station is projected to
have the second highest ridership (after only Ala Moa-
na Center station), with over 10,000 boardings per day.

The project will open in stages. The first stage is be-
tween East Kapolel and Aloha Saadium. The second
stage—which includes the three Downtown stations—
will be from Pearl Harbor 1o Ala Moana Cenrer.

Following Section 106 guidelines, the Honolulu Au-
thority for Rapid Transit (HART), the agency imple-
menting the project, entered into a Programmatic
Agreement with Consulting Parties in September of
2011, While the agreement primarily covers cultural,
historical, and archaeological mitigation, there are also
stipulations related o urban design around station ar-
eas and the consideration of historic preservation in the
station areas.

Neighborhood Transit-Oriented Development
(TOD) Plans

What is the Downtown Neighborhood TOD Plan?

The City is preparing neighborhood transit-orienced
development (TOD) plans that integrate land use and
transportation planning around the rail stations in an-
ticipation of the rail project. The plans are intended to
address opportunities for new development, including
rehabilitation and adaprive reuse of existing buildings
and assets, and to holistically plan for orderly growth
and improved accessibility around the starions. The
Downtown TOD Plan (“the Plan™) addresses land
use, local cransporeation, public facilities and services,
economics, infrastructure planning, and options for
implementation around the three Downrown stations:
Downrown, Chinatown, and lwilei.

What are the objectives of the Plan and how will it
affect me?

The rail project is expected to increase transit ridership
in Honolulu, and help reduce the growth of traffic con-
gestion by taking cars off the road as more people use
transit to access their homes, jobs, and other destina-
tions. "This plan will further boost transit and walkabil-
ity by promoting land use patterns thar enable more
people to live and work within walking distance of a
rail station. ‘This will also foster more etficient use of
land by decreasing the need for parking and even car
ownership, and promorting higher-density develop-

Mk,

limproved transit access and new shopping and services
adjacent to the rail will be beneficial for residents and
employees in Downtown and Chinarown, where densi-
ties are already high and parking is limired. It will en-
able visitors going to Chinatown to take transit, relieve
parking pressures, and contribute to revitlization of
Aloha Tower, by making these areas easily accessible
from other parts of the island. It will enable com-
munity members to enjoy additional restaurants and
retail shopping, as well as convenient access by rail to
other parts of the city. A new high-intensity mixed-use
district in lwilei, outlined in this plan, will provide a
mix of housing types in close proximity to Downtown
and the rail system, and a wider complement of neigh-



borhood amenities. including stores, public facilities,
social services, and parks. Iwilei could become an at-
tractive neighborhood for a variety of population seg-
ments—professionals working in Downtown or Kalihi,
young people just starting out their careers, as well as
seniors who want convenient access to services without
having to drive.

How and when will the Plan be implemented?

The TOD Plan works rogether with the City’s other
regulatory documents, including the Land Use Or-
dinance, 1o outline the vision, policics, and specific
regulations for new development while preserving his-
toric and/or cultural resources. Property owners and
developers will ultimately decide on the opportune
time to build. Some development may ke place in
the short-term in advance of or soon after the rail is
fully operational in 2019. Other development projects
and improvements may take as many as 20 or 30 years
to come to fruition. The availability of funding on the
part of the Ciry (e.g.. through irs Capiral Improvement
Program), timing of key infrastructure improvements
fas described in Chapter 5 and 6), and the general eco-
nomic and lending climate for private development,
are some of the factors that will affect che timing and
extent of development and revitalization.

The TOD Plan articulates the community’s vision and
needs, while providing enough fexibility to allow land
owners and applicants 10 make decisions based on
market demand and cconomic conditions. Maps, dia-
grams, photographs, and conceprual three-dimensional
models and sketches are used extensively throughout
the Plan to illustrate the vision and policies and to pro-
vide guidance o developers and decision-makers. Ac-
tual future development will nor precisely march the
conceptual illustrations but should follow the intent.

In parallel to this TOD planning effort, the City is
preparing zoning regulations chat will create a TOD
Special District to help implement the vision of each
of the TOD plans. The TOD Special District regula-
tions (Sec. 21-9.100 of the Land Use Qrdinance) will
supplement or modify the underlying zoning district
regulations, establishing standards thac explicitly pro-
mote TOD. Some design standards may apply to all

Integrating land use planning with the rail project providas
opportunities for unpraved connections tor pedestrians, bicyclists,
and transit riders, thereby reducing traffic congestion, promoting
community health, and adding to Downtown's vibrancy
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As shown in these California examples, ugher-density transit-oriented
develgpment helps to support transit ridership and creates vibrancy
thinng the day and/or evening. depending on the types of uses
residemtial, office, or a mix.

WHAT IS TRANSIT-ORIENTED
DEVELOPMENT (TOD}?

Transit-oriented development (TOD} typically
refers to development within easy walking
distance of a major transit stop that both capi-
talizes on and supports transit ridership. TOD
may be redevelopment of existing facilities or
new development. Transit stops may be rail
stations, major bus stops, or other well-used
transit hubs. The areas where TOD typically
occurs is the Y- or ¥2-mile radius around the
station/stop (a five or ten-minute walk). TOD
should be designed at the pedestrian scale
since all transit trips begin and end as walking
trips.

TOD is typically moderate to higher-density
development, with a mix of residences, em-
ployment, and shopping, Higher densities
are an important part of the TOD definition in
order tc encourage use of transit, reduce the
area devoted to parking, and support shop-
ping, open space, and pedestrian facilities.
In other words, a community cannot support
the amenities inspired by TOD opportunity
without customers {residents or employees).
For example, a contemporary supermarket
of about 45,000 square feet requires the sup-
port of 8,000 to 10,000 people, ideally within a
Ya-mile radius.

Density can create more housing choices and
maore affordable housing, and reduce house-
hold transportation costs. Though typically
composed of a mix of uses, depending on the
community or site context, TOD areas or proj-
ects may be more oriented toward residential
development or employment uses.



station areas throughout the rail corridor, such as those
relating to pedestrian-oriented design. Other standards
may be specific to just one or a few stations. For ex-
ample, difterent setbacks standards may apply in the
urban setting of Downtown versus the greenfield set-
ting of East Kapolei.

Process and Community Engagement

This plan was developed in a four-phase process, as
shown in the graphic schedule on the following page.
Community involvement was integral 1o shaping the
Plan, with neighborhood board meetings, public work-
shops, interviews, a survey (described below), and proj-
ect website providing opportunities for inpue during

each phase.

‘The Project Advisory Commitree, comprised of Down-
town community leaders and stakeholders, helped to
shepherd the process, contributing to the community
vision, identifying major issues and opporruniries, re-
viewing policy recommendations and products, and
helping to design community workshops.

Community Survey Findings

A community needs survey was mailed to 40 percent
of all houscholds wichin a V2-mile of the stations—a
random sample of 4,000 households. "The survey was
offered in both English and Chinese. The response rate
was very high—28 percent {1.088 responses)—provid-
ing the perspective of a large portion of Downtown
residents chat will be most affected by the rail and po-
tential development. The priorities and issues identified
in the survey resules contributed to the vision and poli-
cies in this plan and are summarized below and in the
relevant chapters throughout the Plan. Overall, Down-
town residents:

*  Appreciate the proximity of jobs and shopping and

convenient access to (ransit;

*  Identify the highest priorities for improvement as
safety measures, cleanliness, aesthetics, and solu-
tions to homelessness;

Residents, business awners, property owners, advocates and other
stakeholders participated i key mifestones during the 10D planning
process, creating the community vision, and refining the Plan's key
principles.



Fhase 1: Visioning &
Existing Conditions
December 2010 -
June 2011

Workshop #1

Phase 2: Emerging
Vision/Concepts

Juby-October 2011

Workshop #2

Support improvements in landscaping, gathering
spaces/seating, and bus shelrers as the most impor-
tant enhancements once the rail is developed;

Value Chinatown, other historic resources, mar-
kets. and small shops in the community;

Perceive bicycle facilities as limited, traffic as con-
gested, and parking as lacking;

Support improving sidewalks and adding street
lights as the top priorities for streetscape improve-
ments, as well as providing more on-street parking
and bike lanes and expanding bus service;

Feel safe in parks during the day, bur not at night
or when homeless people are present; and

Support additionat services for homeless individu-
als, including job training. medical/mental health
facilities, and emergency and rransitional shelters.

Project Phases

1.

The Visioning & Existing Conditions phase included
an extensive community outreach effort to undersrand
issues and aspirations. Outreach activities included in-
terviews with over 20 stakeholders/groups; a workshop
attended by approximately 110 community mem-
bers. two meetings with the Advisory Commirtee,
and a community survey completed by nearly 1,100
residents. Supplementing the visioning process were
a series of technical analyses that resulted in a Market
Demand Swdy and an Existing Conditions Reporrt,
which looked ar opportunities and constraints relared
to land use, circulation, community design, the real es-

F
B

Fhase 4: Draft & Final
TOD Plan

April 2012 - Adoption
Workshops #3 & #4

Phase 3:
ramewaork Plan

mber 2011 -
March 20012

tate market, and infrastructure. An overall vision and
set of planning principles emerged from this first phase
and provided a guide for next steps in the process.

The Emerging Vision/Concept phase illustrated
the emerging vision for the Downtown neighbor-
hood, including its three station areas. and explored
options for land use. open space, and circularion.
A Concepr PMlan described futnre land use and de-
velopment possibilities based on the vpportunities
and challenges analyzed during the existing condi-
tions analysis and direction from communirty out
reach activities, Feedback from outreach meetings
informed further revision of the concept.

‘The Framework Plan phase formed the bridge be
tween exploration of various options and this plan.
[r outlined the overall concepr for each station area
and specific land use, circulation, and open space
ideas. "The Framework Plan was furcher refined fol-
lowing review by the Advisory Committee, gov-
ernment agencies and other project srakehaolders.
Policy recommendations were also explored in this
phase.

‘The final TOD Plan phase involved the prepara-
tion of the TOD Plan report; public and agency
review of the Draft Plan; public hearings; and for-
mal acceptance by resolution by the City Council.



1.2 Project Location and
Boundaries

Project Location

‘The three Downtown corridor rail scations are located in
urban Honolulu, near the eastern end of the rail transic
line, as shown in Figure 1-1. The station areas encom-
pass the city's financial district, its historic Chinatown,
Aloha Tower area. Palama Sertlement, and industrial/
warehouse uses in Iwilei.

Throughout this plan, a Y2-mile {2,600-foot) radius is
drawn around each of the three stations to approximate
a ten-minure walking distance, generally an acceprable
maximum walking distance from transit. A Y4-mile {Ave-
minute} walking distance is also drawn to highlighe the
sites closest to the stations, as shown in Figure 1-2. The
plan generally uses the Y2-mile radius  address trans-
portation improvements, urban design recommenda-
tions. and infrascructure needs, though some portions of
the area are excluded due to inaceessibility (i.e., mauka of

H-1 and Sand Island).

TOD Zone

A smaller area called the “TOD Zone” includes areas
closest to the stations that are the most viable and im-
portant TOD sites. 'This zone encompasses most of
the sites with development or redevelopment poten-
tial relared to rail transic. The TOD Zone is the area
where special district regulations will apply. Although
the TOD Zone highlights the sites that are most likely
to redevelop in response to rail transir access, it is also
possible that sites beyond this area could also redevelop
as TODs.

10D is not & new concept in Honoluly, Private transit operators
developed real estate and used the profits to subsidize transit
operations beginning in 1901, lwilei was a terminal with up to 28
passenger trains per day departing to and arriving from destinations
in Feart City and Waipahu. Today, transit use is still an integral part of
many residents’ daily lives.

ISLAND PHOTO COLLEC TION

COUECTION OF ROBERT €. PACA
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FIGURE 1-1:
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1.3 Corridor Vision and Planning

Principles

A community vision and a set of guiding principles

emerged from public parricipation activities, includ-

ing the survey and community visioning exercises,

where community members described their aspirations

for Downtown once rail has been implemented. Dur-

ing Advisory Commirttee meetings and a subsequent

workshop, community members further refined and

expanded on the vision and principles. The visicn and

principles provide a foundarion for all components of

the TOD Plan, from the land use and transportation

framework to more detailed policies and guidelines.

COMMUNITY VISION

Downtown Honolulu will continue to be the
region’s premier employment center with a
substantial residential population and easy
access to stores and everyday amenities.
An accessible and activated waterfront with
promenades and community uses, a vibrant,
historic Chinatown, and a new high-intensity
mixed-use lwilei district as an extension of
Downtown will create a new image for Down-
town Honolulu.

Guiding Principles

Develop a Vibrant Mixed-Use Downtown

Expand hours of operation and uses, such as res
taurants, reail, and waterfront destinations, that
will encourage activity ar night and on weekends.
Develop visitor- and locally serving commercial,
and potentially hospitality, uses to provide greater
vibrancy. Preserve, enhance, and celebrate exist-
ing buildings and properties of human scale and
historic value, as well as scenic and cultural land
marks. Encourage residential uses o enable peo
ple to live closer to jobs and provide “eyes on the
street,” improving real and perceived safety.

2

Enhance Downtown’s Waterfront Orientation.
Provide a promenade along the waterfront; enable
easier pedestrian crossing of Nimitz Highway; and
revitilize the Aloha Tower area as a regionat destina-
tion with community and educational uses and ac-
tivities that draw people from near and far. Provide
attractions, signage. and information to encourage
cruise ship passengers to explore Downtown.

Expand Housing Opportunities and Provide a
Range of Housing Types. Develop new housing
of varied types, including affordable, family-friendly
and mixed-income, to allow a range of household
types

home buyers to low-income seniors—the oppor-

from young professionals and firse-time

wniry to live in and around Downtewn. Ensure
attordability at the start of redevelopment through
incentives and regulations. Provide solutions to
accommodating the homeless population off the
streets and enabling re-integration through the pro.
vision of social services.

Balance Density with Green Space

Ensure good access to open spaces and parks to bal-
ance the density of Downtown by improving exist
ing facilities and strategically providing new green
spaces. Plant streec trees, provide small plazas and
community gardens, and consider roottop open
spaces. Ensure that parks are safe, clean, well-lit,
and offer a variety of activities. Emphasize a net-
work of green space connections.

Create an Integrated and.Convenient Trans
portation Network. Ensure that rail stations are
atrractive, safe, clean, and accessible for pedestrians
and cyclists and provide direct bus/shuttle connec
tions. Develop a coordinated parking strategy and
standards that emphasize transit and pedestrian
movement, rather than just car movement.

Provide Quality Public Improvements. Support
transit ridership with directional signs, public rest-
rooms, improved lighting, clean streets, and wides
sidewalks. Develop a promenade along Nimitz
Highway/Ala Moana Boulevard that would high-
light views of the waterfront and better connect the
waterfront to the rest of Downtown and China-



town. Preserve and create mauka-makai views from
public streets and existing and new developments.

Overall Concept

Figure 1-3 illustrates the vision and guiding principles
for the Downtown Neighborhood TOD Plan, includ-
ing generalized land uses. key destinations, views, and
connections, Each of the components is explored in
furcher detail in subsequent chapters and illustrations;
a station-by-station summary is described here:

* Downtown: Downtown continues as the region’s
premier employment center, with Bishop Streer
and a revitalized Forr Street Mall providing mauka-
makai connections between the station, Downtown
offices, the historic Aloha Tower, and a reviralized
Aloha "Tower complex. The waterfront features a
promenade that links uses and the stations, pro-
vides opportunities for new active uses, creates a
segregated walking and biking path, and allows
views of the waterfront. Figure 1-4 illustrates how
these improvements could hypothetically look.

*  Chinatown: The scale and characrer of historic
buildings and historic Chinatown are maintained
following rail's arrival, bur transit access is im.

proved, and key opportunities for development are
pursued on parking lots along Nimitz Highway.
An enhanced promenade along Nuuanu Stream
creates a stronger open space link between the wa-
tertront and Foster Botanic Garden and expanded
places for gathering. New uses and public services
accommadare the needs of seniors, children and
families, and a multi-cultural community.

*  Iwilei: The most transformative vision for TOD in
the Downtown neighborhood is a new high-inten-
sity mixed-use Iwilei districe. This new full-service
neighborhood, with residences, public facilities,
and neighborhood shopping services, serves as an

extension of Downtown and a transition to Kalihi.
It creates an opportunity for new housing within

The vision and guiding principles seek to build on the area’s existing
walking distance of Chinatown and Downtown.  assets io produce a premrer destimation for business, shopping and

Industrial activities are retained along the Iwilei  /ving. alf conveniently accessed by rail transit

harbor front, while historic warehouse buildings

offer potential for adaptive reuse for the new pro-
posed uses. New streers and paths break up large
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s PRIMARY URBAN CENTER
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R Mayor Jerery Hairls

DEPARTMENT OF PLANNING AND PERMITTING
. CITY AND COUNTY OF HONOLULU
i
|

WNE il

The Primary Urban Center Development Plan will continue to guide
development in Downtown Honoluly

blocks in Iwilei and improve accessibility to Iwilei
station, Dole Cannery, Kukui Gardens, Mayor
Wright Homes, Palama Settlement, and future uses.

1.4 Planning Context: Related
Plans and Policies

While the focus of the Downrown Neighborhood TOD
Plan is tw create new policies to promote TOD, the Plan
also functions alongside other policy and planning docu-
ments and associated implementing ordinances and rules
as follows. (Transportation, parks, and infrastructure pol-
icy documents are described in their respective chapters.)

City and County of Honolulu General Plan

The General Plan establishes long-range goals and poli-
cies to guide overall planning and development for the
island of Oahu. It calls for rapid transit in an exclusive
righr-of-way from Ewa ro Hawaii Kai. The TOD Plan also
carries forward many of the General Plan’s other policies
including those related 10 a diverse economy, pedestrian
and bicycle facilities, affordable housing, adequare pub-
fic facilidies/services, well-designed buildings and public

spaces, community health, and educational opportunities.

Primary Urban Center Development Plan

The Primary Urban Center (PUC) Development Plan
(DP) wranslates the General Plan policies to the regional lev-
el (Kaimuki to Pearl Cigy). It guides development decisions
and acrions required to support expected growth in Oahuss
most populous region. [t emphasizes retaining the qualities
that attrace both residents and visitors, while encouraging
the full development of the PUC, consistent with the Gen-
eral Plan projections showing the PUC accommodating
approximately 46% of the island’s population by 2025. In
2010, the actual population was 433,118 or 45.6%.

“The T'OD Plan projects that roughly 6,000 dwelling units
could be captured near the Downtown station areas by
2035, shifting them away from other areas. Using a pro-
jected average houschold size of 2.28, the population in
the station areas could increase by roughly 13.680. How-
evet, it is important to note that this increase will be mar-
ket driven and will occur incrementally aver many years.



The PUC DP calls for the development of a balanced
transportation system, offering pleasant and efficient
travel choices. It supports rapid transic for an east-west
corriclor and other travel modes, such as walking and bi-
cycling. The TOD Plan encourages safe and convenient
connections to and from each station with proper facilities
to promote transit use, including improved andfor new
streets and sidewalks, bicycle facilities, active transic plazas,
and street trees, enabling residents, workers and visitors to
access key destinations, residences, and jobs.

The PUC DP recommends developing existing and new
neighborhood centers—central places where people gath-
er for shopping, entertainment or recrearion, and which
entail pedestrian and park improvements. lr also promores
“in town neighborhoods™ that offer residents access to all
of the services and opportunities they need like jobs. shop-
ping, hospitals, parks, and entertainment. The TOD Plan
envisions these types of communities with diverse housing
opticns, employment opportunities, and educational cen-
ters, including in a new high-intensiry, mixed-use Iwilei.

"The crearion of public open spaces along the waterfront and
strengthening of the physical and visual connections o the
water are also desired in the PUC. The shoreline is recognized
as a principal organizing element, and the PUC DP sees the
Honolulu Harbor area as a mixed-use area with a renewed
Irwin Park and other open spaces for community gathering
and recreation opportunities, thereby providing economic
and social assets for the surrounding commumnity. Warerfrone
aceess is recognized as a key component for che revitaliza-
tion of Chinatown, and expanded pathiways and greenbelts
are called for along Nuuanu Stream. The TOD Plan envi-
sions Nuuanu Stream improvements and a harborfront with
new bike paths and connections leading to a new waterfront
promenade. At the same time, the Plan supports the continu-
ation of harbor-relared uses.

Land Use Ordinance

The Land Use Ordinance regulates the use, size, and
character of development in the city. This zoning
code includes standards for land use, lot size, building

heights, setbacks, and building area.

Special District regulations—in the Chinatown core {top, middle)
and in the Capital area fbotiom}—will continue (o guide design that
is sensiiive ta the context and unigue character of these histeric
Downtown districts.

I



Chinatown Special District and Design
Guidelines

“The Chinatown Special District was established to pre-
serve and enhance the historic character of Chinatown.
while allowing moderate redevelopment at the edges of
the district, compatible with the area’s historic architec-
ture and cultural significance. The TOD Plan seeks to
implement many of its objectives, including improving
view corridors between Chinatown and the harbor and
promoting the district’s long-term economic vitality as
a unique pedestrian-oriented communicy of rerail, of-
fice, and residential uses.

Hawaii Capital Special District and Design
Guidelines

The Hawaii Capital Special District was established ro
maintain the historic and architectural character and
park-like setting of Hawaii's primary civic center. Stan-
dards regulate portions of the Downtown station area.
namely the waterfront and around Alakea and Richards
Streees. 'The TOD Plan upholds the existing building
heights limits and special standards, including design
guidelines and standards for site planning, fagade treat-

ments, signs. 'JHLI apen space.

Kaka'ako Community Development District
TOD Overlay Plan

In May 2013, the Hawaii Community Development
Authority (HCDA) released the Kaka'ako Conmunity
Development District TOD Overlay Plan. The plan,
which covers the Aloha Tower and HECO sites, sup-
plements exising HCDA plans for Kaka'ako. Tt secks
to maximize development through the use of smart
growth principles, multi-modal rtransporration, and

walkable neighborhood design.

National and State Registers of Historic
Places

The National Register of Historic Places (NRHP) is the
United Srates federal government’s official list of dis-
tricts, sites, buildings, structures, and objects deemed
worthy of preservation. In addition, the State Historic
Preservation Division of the Department of Land and
Natural Resources maintains a saatewide Inventory of
Historic Properties throughout Hawaii and works to
preserve and sustain reminders of earlier times thart link

the past to the present. The TOD Plan covers proper
tics and districes on both registers.

Affordable Housing Rules

The City's inclusionary housing rules (Amendment of the
Affordable Housing Rules for Unilateral Agrecments) re-
quire residential projects of ten or more units seeking a zone
change to provide affordable units at below market rate. It
stipulates chat approximately 30 percent of the total number
of dwelling units should be sold o rented to low and moder-
ate-income households. (The actual final percentage depends
on the mix of unit types—umits with two or more bedrooms
are given more weight than studio and one-bedroom units.)
The Rule also offers incentives for TOD housing. In addi-
tion, in-lieu fees may be paid to satisfy the affordable housing
requirement for projects totaling 100 units or fewer.

The Clity is currently pursning new affordable housing
requirements for all residential projects over a certain size
not seeking a zone change.

1.5 Plan Organization

Following this introduction, this report is organized as
follows:

* Chapter 2 describes the proposed land uses and
potential build out resulting from the plan, includ-
ing the land use dassification system, maximum
building heights, and building density/intensity.

*  Chapter 3 describes the circulation plan and mo-
bility strategy, including a set of improvements tw
create a safe, convenient multd-modal network.

*  Chapter 4 illustrates improvements to the public
realm, including open space and streetscapes. It
also includes recommendartions for urban design
measures that can help achieve the community vi-
sion of pedestrian-oriented station areas and help
ensure Communil‘)' Safe[}'.

*  Chapter 5 discusses improvements to public facili-
ties and services, specifically infrastrucrure systems
(water, sewer, and drainage), affordable housing
and social services, and other community services.

*  Chapter 6 provides a consolidated implementation
program, including zoning and land use regula-
tions, a responsibility marrix, phasing, and financ-
ing options.
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LAND USE

This chapter oudines the land use strategy thar will
enable development of the Downtown planning area
into a vital mixed-use destination thar supports transit
ridership, with expanded residential, commercial, and
educational opportunities. as well as enhanced commu-
nity services for existing and furure residents. It identi-
fies the location and extent of proposed new land uses,
presents a classification system for furure land uses, and

estimates development potential to help anticipate the

implications of land use changes on circulation, infra-
structure, and public facilities and services. A summary
of the marketr demand swudy and analysis of constraints
(economic and environmental), which served as the ba-
sis of the land use framework, is also provided in this
chaprer.

The Downtown planning area includes a range of land uses, heights, and building intensities, including: high-nse office uses i Dawntown;
cultural uses, small businesses, and mid- to high rise residences in Chinatown; and low-intensity warehouse and industrial uses on the waierfront
and in lwilei. fogether, these three station areas provide a diverse range of services, housing tyves, and employment gpportunities, and a
foundation on which rail transit and more teansit-oriented development can buid
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Offices represent the largest land use category in the corridor in terms
of total square footage, Mustrated m these images of Downtown.
However, due to their density, they regresent only a small portion of
total land area

2.1 Context

Two of the three station areas in the Downtown TOD
Neighborhood Plan—Downtown and Chinatown—
already have a culture of transit ridership and transic-
oriented development patterns: skyscrapers in the fi-
nancial districe, small-block grid streec parrerns, and
residential, retail, and office uses thar are a convenient
walk to transit. “The planning goal for these areas is to
provide opportunities for continued context-sensitive
development and enhance quality of life for residents,
workers, and visitors though improved transit access,
new parks and public facilities, and betcer walking con-
ditions.

A key opportunity exists for reviralizing the Aloha Tow-
er complex into a lively waterfront community gather-
ing place. An increase in residential population Down-
town and a greater mix of uses and improvements to
the public realm will help foster walkability, urban liv-
ing, and street vitality during non-work hours.

‘The hwilei district, which has the third downtown sta-
tion, presently has low-intensity large floor plate build-
ings, vacant or underutilized large blocks, and missing
sidewalks. It has the potential to be transformed into
a vibrant high-intensity, walkable mixed-use districe
in the heare of Honolulu, overlooking the harbor, and
within walking distance of Chinatown and the finan-
cial districe.

Aclicving chis vision will require new streers w improve
connections to the rail station and a finer-grained block
partern to enhance walkability; improved sidewalks,
street lighting, and building/street interface; significant
expansion of residential uses, including new housing
makai of Dillingham Boulevard to create a critical mass
of residents; and retail, office/business incubator uses
that “activate” the streets. New parks and open spaces
and public facilities will also be needed to complement
the increased population.
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Existing Land Use

As illustrated in Figure 2-1, the Yz-mile area currently
encompasses a diverse range of land uses. The Down-
town station area is primarily professional and public
othce uses, representing the financial hub of Honolulu.
It has a combination of large and small retail business-
es throughout the area and along the pedestrian-only
Fort Streec Mall, including Walmare, Long’s Drugs, and
many lunch restaurants. Makai of Nimitz Highway.
the Aloha Tower Marketplace formetly provided shop-
ping, restaurants, and services, primarily for cruise ship
passengers, but is undergoing major renovation to ac-
commodate facilities for Hawaii Pacific University. The
Chinarown station area includes many restaurants, bars,
markets, and shops, attracting local residents and visi-
tors from across Qahu, Residential rowers and smaller
mutlei-family units provide homes for a large residential
popularion.

‘The Iwilei station area has a variety of commercial uses,
including offices, smaller strip commercial uses, auto-
repair shops, and fast food fronting Dillingham Boule-
vard and King Streer. Several big-box retail businesses,
manufacturing and warchouse uses, as well as the for-
mer Dole Cannery and a movie theater complex, are
located makai of Dillingham Boulevard. Mauka of
King Street are large residential complexes—including
Mayor Wright Homes which is being planned for re-
. development into a mixed-income, mixed-use commu-
nity-—single-family homes, strip commercial retail, and

I’aiama be[rlcmun[ community Cenier.

Industrial uses, including production, storage, distnbution, and repair
facilines, are concentrated makai of the lwiler station

CHART 2-1:
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Ofhce uses are dominant in the Y2-mile area, with 10.5
million square feet of development. Commercial retail
uses total over six million square feer, and industrial
3.7 million square feet. However, given the densities
of these uses—tall high-intensity office buildings com-
pared to low-intensity warchouse/industrial uses—
these uses have different relationships in terms of wtal
land acreage.

Chart 2-1 depicts the breakdown of land use in acres
for properties thar lie partially or completely within
Y2-mile of a downtown station. OHfice uses represent
just ten percent of the total land area. However, com-
mercial retail and industrial uses occupy 21 and 19
percent of the land area, respectively, representing the
largest share of acres in the Ya-mile area. Public/insti-
tutional uses comprise 18 percent, and residential uses
represent ten percent. There are approximately 8,400
housing units wichin the Va-mile area. Finally, about 15
percent of the land area is devored to open space/green-
ways, and three percent of the area (28 acres) is vacanr,



Opportunity Sites

Although much of the Downtown planning arca will
remain the same for many years after the arrival of rail,
several sites around the stations may be appropriate for
redevelopment or revitalization in the short- (0 to 5 years),
medium- (5-10 years), or long-term {10 to 25+ years).
While some buildings may be demolished and rebuilt
from the ground up, others may be adaprively reused or
improved. Adaptive reuse of historic properties may ben-
eht host communities by retaining the district’s historic
significance.

Potential development or “opportunity” sites are those
non-historic properties that are vacant or considered to
be underutilized due to low building intensities or low
building value relative to land value, or where buildings
are vacant or in disrepair. In addition, stakecholders and
City staft identified several sites as having reuse possibility
during the initial community outreach and existing con-
ditions analysis phases. Sites such as these have the great-
est potential tor transit-oriented development and are the
focus tor related improvements to sidewalks, streets, land-
scaping, and other amenities that can encourage walking,
hiking, and transit use. Opportunirics are limited around
the Chinatown and Downtown stations. However, the
Iwilei station area, where there is vacant land and low-
intensity warchouse uses, has a significant concentration

of opporiunity sites.

Identification of a site as an “opportunity” does not nec-
essarily mean that the site will undergo change over the
nexe 20 ro 30 years. It is possible thar a site with reuse po-
tential may not undergo change while other sites that are
not considered to have much potential may change. The
purpose behind identifying sites as opportunities is 1o help
evaluare likely future development potential and impacts.

Market Demand Summary

In the first phase of the TOD Plan process, the consultant
team assessed the potential market demand for residential,
retail, office, industrial, and hotel uses in the V2-mile area.
Trends and projections for each use analyzed are summa-
rized below. The “Marker Opportunities Study: Down-
town Neighborhood TOD Plan,” 2 report published in
2011 and available on the City's websire, should be con-
sulted for additional details and data sources.

Opportunities include redevelopment of uses, revitalization of existing
buildmys, and development on vacant and underutiiized sites. 1he
HECO substation {top), Aloha Tower Marketplace {middie), and twiles
station area (bottom] represent key opportunity sites.



The Downtown planning area already contains both large-format retatl
{hwiler, top; Downtown, mididfle) and smatler retatlers (Chmatown,
bottom). The market demand analysis projects some continued growth
of small and medium-sized stores to serve existing and future residents
and workers

Residential Trends and Projection

Residential construction acrivity in Honolulu has de-
clined over the past several years, even preceding the
national recession. Furthermore, despite high demand
for rental housing opportunities in the urban core,
there has been almost no new development of market-
rate rental apartments in years, a reflection of the dis-
crepancy berween the values of for-sale condominiums
versus those supported by apartment rents.

Currently, over half of all residenes (50.4%) in the
planning area have commutes of 20 minutes or lon-
ger, according to the U.S. Census Bureau's 2005-2009
American Community Survey. Construction of the rail
system will result in greater demand for housing close
to rransit on Oahu, as people seek to minimize the dis-
tance, time, and cost of travel. Locating this housing
in attractive mixed-use neighborhoods and near jobs,
stores, and culeural/enrertainment amenities can fur-
ther increase the desirability and market acceprance
of housing closer to transit. With three of the systen’s
rail stations, the Downtown corridor could caprure 3.5
percent of new housing in Honolulu in the next 25
years (compared to 2.5 percent presently), or 6,000 ad-
ditional units, as shown in Table 2-1. These units will
tikely be in mid- and high-rise buildings.

Retail Trends and Projection

Downrown cotttains many retail establishments and res

taurants catering to the downtown warkforce, residents,
and students, such as those from Hawaii Pacific Univer-
sity. Chinatown is home to numerous stores, restaurants,
and small business establishments. However, the larg-
est volumes of sales ac a single establishmenr are gener-
ally found ar big-box stores such as those located near
the lwilei station, including Costco and Kmart, as well as
Home Depor and Best Buy (closer to Kapalama station).
Except for these big-box stores, much of the inventory of
retail space was built more than 30 years ago; as a resulc
much of that space is in need of significant reinvestment
or redevelopment.

Based on projected household growth, the marker de-
mand srudy finds that the market could support approx-
imately 485,000 square feet of retail development within
the '2-mile radius by 2035. Based on the anticipated



breakdown of retail sales, it is likely that a large portion
of future TOD-type retail will be in small- to medium-
formar stores with the largest of these stores being in the
50,000 to 60,000 square-feer range, or about the size of a
modern supermarket. Other retail sales, such as clothing
stores (non discount), sporting goods, books and music,
gift stores, and earing and drinking establishments, will
likely be in smaller formats. A portion of the retail space,
perhaps in the ten to 15 percent range, could be sup-
ported on the ground floor of mixed-use buildings, with
residenrial or office uses above,

Office Trends and Projections

The vast majority of office space in Honolulu is locared
Downrown. However, most office development was
in the late 1980s and early 1990s, and, in facr, there
has not been a new multi-tenant office building built
in Honolulu since the First Hawaiian Center in 1996.
There continues to be high vacancy rates and weakness
in cthe finance, insurance, real estate, and tourism-relar-
ed sectors of the office marker, while office space cater-
ing to tenants with govermment and milirary contraces
remains fairly steady, according to Hawaii Commercial

Real Estate. LLC.

In the near term, there will be limited opportunities
for new office development given the high cost of con
struction, the projected slow recovery in the cconomy,
and the availability of vacant space. As the economy
stabilizes over the longer term and more healthy growth
patterns return, there will likely be demand for new of
fice space, likely in che following industries: high tech,
life sciences/biotech, and defense contracting. This
growth in demand will continue to put upward pres-
sure on ofhce rents. The market demand study esti-
mates that approximately 3,400 new office jobs could
be generated in the Downtown Yi-mile area benween
2010 and 2033, within an additional 910,000 square
feet of office space.

Hotel Trends and Projections

Visitor numbers to Hawaii dropped dramatically dur-
ing the recession, with the Japanese earthquake and
tsunami of March, 2011, providing another blow.
However, the state attracted neatly 7.3 million visitors

DWELLING UNITS RETAIL (SQ. FT.) OFFICE (SQ. FT.)
+/-6,000 +/-485,000 +/-810,000
Seurce.  Keyser Marston Associates, "Market Opportunities Study: Down-

town Neighborhood TOD Pian,” May 2011

in 2011, just shy of the 2006 record. according to the
Hawaii Tourism Authority. Vacationers spent $14.52
billion in 2013, the highest total in state history. De-
mand for hotel rooms is likely to continue to increase
in the future. With declining ability to accommodare
that growth in Waikiki and other popular rourist loca-
tions, increasing tourism will instigate the demand for
new hotel accommodations in other areas. The marker
assessment did not see new rourist-based hotels being
developed in the Downtown Y2-mile area in the fore-
seeable future, although it is possible thar a new hotel
could be supported for business customers if the area
continues to grow jobs. [n the long-term, the new tran.
sit line could help encourage new development in the
area surrounding Aloha Tower, including potentially a
new hotel, which could also be used as a training facil-
ity for the horel management program at Hawaii Pa-

cific University.
Industrial Trends and Projections

Generally, industrial uses would not be considered con-
sistent with TOD due 1o the large land areas that they
involve and their low-intensity use. However, because
many of the existing industrial businesses in the area
appear to be economically healthy, there may not be a
compelling reason for many of those properties to be
redeveloped for any other use in the near term, particu-
larly since the rents that might be supported by alterna-
tive uses are generally not yet sufficient to justify the
high costs of new construction. The market fundamen-
tals for industrial uses are relatively healthy, particularly
in the lwilei submarket, where vacancy rares are low.
Eventually, rising property values will justify redevelop-
ment of some industrial uses in the Iwilei station area
with higher value uses such as office and retail. The
Dole Cannery and Gentry Pacific Design Center are
examples of large industrial uses that have been con-
verted to other uses.



Several industrial uses and harbor operations are located in hwilei
Although many are well-tenanted and may continve lo aperate as-is
or be adapted for use the future, some sites may be more unmedhately
available for redevelopment

Development Constraints

Development opportunities may be affected by market
conditions, environmental constraints, and historic sta-
tus. The TOD Plan identifies policy measures to allevi-
ate potential constraints described below and financing
strategies to fill gaps in funding,

Economic Constraints

A common chailenge for successful TOD in all three sta-
tion areas is their largely built out nature. Therefore, de-
velopment of TOD on any significant scale will require
redevelopment of existing built properties. There may in
fact be numerous buildings within the study area thar ar
some point in time will be good candidates for redevel-
opment due to poor physical cundition or property un-
derutilization. Tivo other issues thart need to be addressed
are the presence of crime and homelessness. Station-spe-

cific economic constraints are described below:

*  Jwilei Station Area presents good opportunitics
for TOD to occur on a farge scale due to the large
number of underutilized properries that would be
candidartes for redevelopment at some funure time.
However, the presence of homeless populations
and perception of crime are critical development
constraints. In addition, the clecrric power sub-
station immediately adjacent to the swtion is in
congruous with pedestrian-oriented design, and its
continued presence would limit the overall density,

attracriveness, and accessibility of che station arca.

*  Chinatown Station Area possibilities for TOD are
limited. "The area is almost entirely built out and
there are few opportunities for redevelopment.
Small parcels and many owners make larger-scale
reuse and consolidation unlikely. In addition, spe-
cial districe regulations designed to preserve the ar-
eas historic and cultural character restricr develop-
ment density and height. However, several vacant
sites along Nimitz Highway and the waterfront do
represent significant opportunities for TOD.

*  Downtown Station Area has few opportunities as it
is also largely built out. The best opportunities for
new development may be the parking lots makai
of Nimitz Highway and near Aloha Tower. These
parcels are adjacent to the station and enjoy wa-



terfront views/location and proximity to Down-
town, Ala Moana, and Waikiki. One significant
challenge is that Nimirz Highway, which is under
the jurisdiction of the State of Hawaii Department
of Transportation, physically isolates these parcels
from other parts of Downtown.

From an implementation perspective, TOD can be en-
couraged if the City, together with the State of Hawaii,
is able to adupt a consistent. well-coordinated ser of
policies that removes regulatory barriers and prioritizes
key infrastructure improvements. These policies may
include Hexibility in meeting parking requirements and
priority funding for projects in TOD areas.

Environmental Constraints

The environmental constraints evaluared include haz-
ardous marerials, sea level rise, and erasion. Fire hazards,
seismic risk are deemed to be low and are not discussed
here. Figure 2-2 describes potential environmental haz-
ards that could affect development porential. Further
site-specific analysis may be required before develop-
ment can tzke place.

Soifs and Erosion

Most of the land makai of Dillingham Boulevard and
Nimitz Highway is landfill, which may be susceprible
to liquefaction {during earthquake events). Areas where
erosion is possible are shown mauka of Iwilei station on
Kaena clay soils with slightly sloped terrain.

Hazardous Materials

Given the industrial nature of Honolulu Harbor and
the Iwilei district, hazardous materials, such as lead and
petroleum, may exist on sites due to past or presenr ac-
tivities. The presence of hazardous materials can have air
quality and fire threats, add time and cost 1o redevelop-
ment or make certain uses infeasible due to their sensi-
tive users (such as residential units or schools). The Stace
Department of Health Hazard Evaluation & Emergen-
¢y Response Office maintains an inventory of known
and porential hazardous materials sites, including clean
up completed ro date, additional clean up required, and
ongoing assessments. Compliance with this and other
state regulations are necessary before embarking on de
velopment projects. Remediation grants are available.

Flooding

Flooding could occur as a result of storms, sea level rise,
of 1sunamis in some portions of the Vz-mile area. As of
January 19, 2011, the City and County of Honolulu
adopted revised Flood Insurance Rate Maps (FIRM),
All Downtown stations were identified as being in
Zone X, defined as “areas determined 10 be outside
the 0.2 percent annual flood (500-year) chance.” The
current FIRM has retained a majority of the Zone X
designation but has added small AE zones (with eleva-
tions determined) adjacent to the Downtown station
and Chinatown station, as shown in Figure 2-2,

Zone AL is subject to a 1 percent annual flood (100
year). Finished floors in the AE zone must be at or high-
er than the elevation number identified on the FIRM.
In addition, Alood insurance rates carry a higher premi-
um when in an AE zone. Within potential flood zones,
the Ciry requires flood certification to be prepared by
a qualified professional to certify that construction of
improvements meet the flood hazard district regula-
tions of the zoning code, conform to flood elevations
of FIRM, are adequate to resist regulatory flood Forces,
and do not adversely increase Aood elevations or affect
flooding on surrounding properties.

Sea level flise

‘The University of Honolulu Coastal Geology Group
researchers predict that up to one meter (just over three
feet} of sea level rise may be plausible by 2100. Ini-
tial modeling suggests that three feet of sea level rise at
mean higher high water height (the average of only the
higher of the high warer heights) could inundare areas
makai of Dillingham Boulevard near the hvilei station
and small portions of Downtown if no protection mea
sures are put in place.

Sea level rise will need to be addressed on a regional and
statewide scale since it has implications beyond the scope
of this neighborhood plan. ‘The Oahu Metropolitan Plan-
ning Organization has been working to synthesize plan-
ning and engineering resources to identify and prioritize
assets for protection, including Honolulu Harbor.
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The Downrown Neighborhood TOD Plan supports miti-
gation of and adapration to global climate change and sea
level rise. [ts emphasis on developing walkable stations ar-
eas and access to transit has the effect of reducing vehicle
miles traveled and the corollary greenhouse gas emissions
that are known to contribute to climate change.

Historic and Cultural Resources

Historic and culwural resources are essential parts of the
character and identity of a place. The Y2-mile area in-
cludes the Chinatown Special District and Merchant
Street Historic District and portions of the Hawaii
Capital Special District. which are listed on the Na-
tional Register of Historic Places. In addirion, there
are several properties and structures that are listed (or
eligible for listing} on the National or State Register of
Historic Places, as shown in Figure 2-3 and Table 2-2.
These include Aloha Tower and the Central Fire Sta-
tion, as well as the Nuuanu Stream Bridge. There are
also sites of importance to the Chinatown communiry,
including schools, temples and those related to histori-
cal figures, such as Dr. Sun Yat-Sen, tounder of modern
China, as referenced in Table 2-3.

The TOD Pian encourages the preservation and reuse
of historic resources, through the continued use of the
special district regulations in Chinatown and the Ha-
waii Capital Districes. Still, buildings may be preserved
and improved through adaptive reuse, allowing new
businesses to vceupy historic structures. For example,
the Plan calls for restoration of Irwin Park, which is a
historic property marking the welcome site for dignicar-
ies and other ship passengers in the 1930s and 1940s; it
is identihed for improvement through this plan to truly
celebrate this landmark as a park and gathering place,
rather than ics current use as a parking lot.

Cultural resources include properties that yield infor-
mation important to Hawaiian prehistory or history.
These resources are particularly sensitive in the Down-
town corridor. According to the Final EIS for the rail
project, there is high potential for archeological re-
sources and burial sites around the Downtown station
areas. The State’s constitution recognizes the value of
conserving and developing the historic and culrural
property for the public good, declaring historic and
cultural heritage of the state among its most imporcant

gt £

Designated historic properties are concentrated around the Downtown
and Chinatown stations, but other sites and structures may be
determined eligible for histing upon further review and analysis
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Alexander & Baldwin Building
AlohaTower

C. Brewer Building

Dillingham Transportation Building
Emerald Building

Falls of Clyde

Palama Fire Station

Central Fire Station

Old Kakaako Fire Station

Hawai‘iTheatre (The)

Hotel Street Sidewalk Features
lolani Palace

Irwin Memorial Park

J. Campbell Building

Joseph W, Podmore Building/
Bon Bon Café

Kamehameha V Post Office
Kaumakapili Church
McCorriston Building

OR&L Office, Document Storage Build-
ing, andTerminal Building

Cur Lady of Peace Cathedral
Portland Building

Rovyal Brewery

Saint Peter's Church

Tong Fat Company, Ltd,

LS. immigration Office
MNu’uanu Stream Bridge

Wood Tenement Buildings
Institute for Human Services/Tamura Bldg
Walker Park

DOT Harbors Division Offices
Pier 10/11 Building

Dole Cannery

American Can Company
Honoluiu Medical Examiner Office
KamaniTrees

CQuonset Huts

Su Gran Alabanza

Merchant Street Historic District
Chinatown Historic District
Hawvaii Capital Historic District

ADDRESS

822 Bishop Street

Pier 9, Honolulu Harbor
827 Fort Street

735 Bishop Street

1148 Bishop Street

Pier 7, Honolulu Harbor
879 N. King Street

104 5. Beretania Street
620 South Street

1130 Bethel Street
Hotel Street

364 S King Street
Nimitz Highway

Hotel and Fort Streets
202-206 Merchant Street

Merchant and Bethel Streets
766 North King Street
Fort Streat '@ Hotel Street

North King Street @ lwilei Road

1183 Fort Street

Hotel and Fort Street

553 S, Queen Street

229 Queen Emma Street
425 N. King Street

595 Ala Moana Boulevard
Nuuanu Avenue

425 N. King Street

536 Kaahi Street

Fort and Queen Street

79 South Nimitz Highway
Pier 10/11

650 lwilei Road

560 N. Nimitz Highway
835 Iwilei Road
Billingham Boulevard
1001 Dillingham Boulevard
701 N. King Street

see Figure 2-3

see Figure 2-3 and Table 2-3
see Figure 2-3
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State Historic Preservation Office. Honoluly High-Capacity Transit Corridar Project, Final Programmatic Agreement, Surveyed Froperties Considerad
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List of eligible properties is not comprehensive
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13
14
15
16
17
18
18
20
21
22
23
24
25
26
27
28
29
30
3
32

CULTURAL ASSETS

Bothwick Mortuary

Chee KungTonrg

Chinatown Cultural Plaza

Chinese Chamber of Commerce of Hawaii
Ching Wan Music & Drama Society
Dong Guan Societies of Hawaii
Foster Botanical Gardens

Gillian Buiiding

Hawaii Chinese Buddhist Society
Hawaii Chinese History Center

Hawail Chingse Muiticultural Museum &
Archives

Hawaii Chinese News
HawaiiTeo Chew Association
Hosoi Mortuary

lzurmo Taishakyo Missian aka lzuma Taisha
Ket On Society
KwanYinTemple

Kwangtung Community Honolulu
Leong Doco Society

Lum Sai HoTong

Lung Dooc Benevolent Scciety
Lung Keng Kung Shaw
Mendoca Building

Mun Lun School

Oahu Market

See Dai Doo Society

See Yup Benevolent Society
SuiWah School

Tin HauTemple

Tsung Tsin Assaciation
United Chinese Society
YeeYee Tong

Contiwed on next page.

ADDRESS

1330 Maunakea Street

100 N. Beretania Street
100 N. Beretania Street

8 S. King Street, #201

111 N. King Street, Suite 318
1M1 N. King Street, #510
180 N. Vineyard Boulevard
1345 River Street

1614 Nuuanu Avenue

11 N. King Street, #307
1120 Maunakea Street

90 N. King Street, #202
134 N. King Street, 2F

30 N. Kukui Street

215 N. Kukui Street

1129 Maunakea Street

170 N. Vineyard Boulevard
60 N, Beretania Strest, #502
572 N. Vineyard Boulevard
1315 River Street

159 N. Hotel Street

1432 Liliha Street

1108 Maunakea Street
1290 Maunakea

145 N, King Street

1300 Pali Highway

1163 Maunakea Strest

135 N. Kukui Street

1315 River Stresat

1159 Maunakea Street

42 N. King Street

1153 Maunakea Street
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BISTORIC SITES
American Theater
Chinatown Livery stables
Club Hubba Hubba
Gaolden Wall Theater
Glades

Liberty Theater
Musashiya Building
RooseveltTheater
Saint Louis College
Smithsonian Bar

SunYat Sen School {also knows as Chungshan School}

Swing Club

Toyo Theater

MONUMENTS

Hiroshima Peace Bell

Jose Rizal Statue

SunYat Sen Statue

HISTORIC SITES ASSOCIATED WITH DR. SUN YAT SEN
Youthful SunYat Sen Statue

St. Andrews Cathedral

{nauguration meeting of Hsing Chun Hui

Maunakea Market Place
Chinese Newspaper (Liberty News)
Wing Hong Yuen Co. (formerly}

LumYip Kee Building (formerly Kwang Cheong Lung}

BUILDINGS/ACTIVITIES NO LONGER EXiST

‘

LOCATION

College Walk Mall - fronting Beretania Street
SunYat Sen Mall - fronting Beretania Street
LOCATION

SunYat Sen Memorial Park - corner of Hotel and
Bethel Streets

229 Queen Emma Square

Parking lot on Emma Lane near Queen Emma
Street

Corner of Maunakea Street and Hotel Street
40 N. Hotel Street

177 King Street

88 King Street
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assets. Any significant historical properties—whether
architectural, archaeological, or cultural—identified
during the development process will have to comply
with federal, state, and local preservation laws and reg-
ulations.

2.2 Development Framework

The TOD Plan land use framework provides the founda-
tion for development around the stations. The Land Use
Plan (Figure 2-4) seeks to achieve the communiry vision
of mainuining Downtown Honolulu as the city’s em-
ployment cenrer and preserving the Chinatown historic
district. while expanding the overall mix of uses and vi-
brancy, particularly around Iwilei station. The Downtown
and Chinatown station areas maintain mixed land use
designations, while the [wilei area is transformed from an
industrial mixed-use area to an urban mixed-use designa-
tion, which permits a wider range of uses. including me-
dium- and high-density residential, retail, and office. Land
use designations for the Kapalama station area are shown
for reference and described in more decail in the Kalihi
Neighborhood TOD Plan.

TOD Zone

As described in Chaprer 1, within the Y-mile radius, the
TOD Plan establishes a more focused Transit-Oriented
Developnent Zone (“TOD Zone”}, The TOD Zone en-
compasses sites that have the most porential to suppore
transit ridership and take advantage of transit proximity.
Sites within the TOD Zone can generally be accessed
from a station on foot in fewer than ten minutes. A
shown in Figure 2-4, the TOD Zone is generally bound-
ed by Vinevard Blvd./Beretania St./H 1 Freeway, Alakea/
Richards Streets, the warerfront/Nimitz Highway, and
Alakawa/Palama Streets. Sites within the TOD Zone are
subject to TOD Special District regulations {detailed in
the Land Use Ordinance) and may be eligible for grants
and other opportunities that provide incentives for de-
velopment adjacent to transir.

Land use, building intensity, and building heights are
identified for sites in the TOD Zone in the subsequent

pages. Note that building intensities and heighrs are des-
ignated separately from land use, enabling the three de-
velopment features to be combined as needed for various
sites in the planning area.

Land Use Classifications

Figure 2-4 shows proposed land use designations. and
Table 2-3 describes designations, including typical uses,
Specific allowed uses will be regulated through a TOD
Special District in the Land Use Ordinance, which will
also reflect the building intensity and heights estab-
lished in chis plan. Together with the policies ar the end
of this chapter, the following rable and the land use,
height, and incensity diagrams represent adopted City
policy.

Active Ground-Floor fFrontage and Pedestrian-
Oriented Design

‘The Plan secks to create concentrated areas of viral-
ity by identifying streets where “active” ground-floor
frontages are required. Active uses include uses thar al-
low window shopping and entice customers inside with
visible entrances, such as: retail stores, restaurants and
cafés, markets, personal services (e.g.. salons, banks),
bars, theaters, or galleries. Figure 2-5 identifies front-
ages (generally limited 10 areas designated as Urban
Mixed Use-High and Downtown Mixed Use) where
acrive uses are required.

While the entire TOD Zone should be comfortable
and attractive to pedestrians, Figure 2-5, also indicates
areas where the pedestrian experience is top priority.
In this area, uses need not be acrive, but they musr
exhibit design rhac anticipates and accommaodates pe.
destrian traffic. All uses, including residential, office or
hotel. must be legible as such from the sidewalk, and
buildings must be designed at the pedestrian scale. The
ground floor should include features such as transpar-
ency: clearly marked entrances; accessible and inviting
lobbies; stoops; porticoes; or public plazas. See Chap-
ter 4: Urban Design, Section 4.2 for more detail abour
pedestrian-oriented design.
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| LAND USE DESIGNATION
Medium Density Residential

High Density Residential

Urban Mixed Use-Medium

Urban Mixed Use-High

Downtown Mixed Use

Commercial Office

Industrial
Public/Quasi-Public

Public Park

E
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-
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Chinatown Special District

Hawaii Capital Special District

[

Merchant Street Historic
District

Source Dyett & Bhatia, 2012
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DESCRIPTION
Allows urban residential development typically in a low- to mid-rise setting with
adequate public facilities and infrastructure,

Allows high-density residential development in an urban setting, typically in mid- to
high-rise buildings, with adequate public facilities and infrastructure.

A lowerintensity classification of Urban Mixed Use for sites just beyond the immaedi-
ate lwilei station location to create a medium-density mixed-use district. Supports
medium-density housing in a neighborhood setting with a mix of commercial, resi-
dential, and public uses. Supports a mix of uses, either horizontally or vertically and
single-use projects (i.e., 100% residential or 100% non-residential).

Accommeodates a diverse array of uses, including a mix of commercial, residential,
live/work, research and development/lab, and public uses immediately adjacent

to the Iwilei station and aleng the rail corridor to create a high-density mixed-use
district {outside the central business district). Supports a mix of uses, either hori-
zontally or vertically, as well as single-use projects (i.e., 100% residential or 100%
non-residential).

Intended to support Downtown and Chinatown's role as a center of regional impor-
tance, allowing a variety of uses in the central business district including: office,
government, retail, and multi-family residential uses, as well as publiciquasi-public

facilities.

Intended for commercial office development, accommodating a range of business
types and serving several neighborhoods.

Allows a range of light and heavy industrial activities,

Intended for a variety of public and quasi-public uses, including schools, community
services, and transit stations.

Intended for public open space, parks, recreation, promenades, and greenways for
the general community.

As stated in the Land Use Ordinance, this special district is intended to preserve and
enhance the historic character of Chinatown, while allowing moderate redevelop
ment at the edges of the district,

As stated in the Land Use Ordinance, this special district was established to maintain
the historic and architectural character and park-like setting of Hawaii’s primary civic
center,

This district, which contains buildings of great architectural and histarical value, is
not a Secial District per the Land Use Ordinance, but is subject 1o State Historic Pres-
ervation Division review,

g e L] M

[

Redevelopment of big-box retail uses and surface parking fots {left) into higher-density mixed-use develgpments (Charlotte, NC, right} can help
achieve the vision of a new vibrant distrct in Iwilei
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FIGURE 2-5:

ORIENTED DESIGN
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Building Intensity

Achieving development intensities that create vibrant and
walkable communities is a central tenet of TOD. Figure 2-6
illustrates maximum building intensities for the TOD Plan.
Ixisting allowable buildings intensities are atrached as an
appendix for reference. Intensity is expressed as floor area
ratio (FAR). which measures the ratio of building square
footage to land square footage. For example, an allowable
FAR of 2.0 means that for every square foor of land, a devel-
oper may build two square feet of building area. However,
this does not necessitate a two-story building thar covers the
entire site. As shown in the accompanying graphic, there are
many different ways to achieve the same FAR.

The highest intensities in the TOD Plan are located Down-
town in the central business district. The Iwilei station area
contains the nexr highest intensities and represents the most
substantial change over existing (2015} regulations. Allow-
able intensities decline with distance from the station. In
the Downtown Mixed Use designation, in exchange for
additional publicly accessible open space, strects/connee-
tions, and/or aftordable housing (beyond what is required),
sites within the TOD Zone are eligible for building inten-
sity bonuses, as illustrated in Figure 2-6. Higher intensities
may also be allowed in other TOD Zone designations in
exchange for community benefits,

Building Heights

Figure 2-7 illustrates proposed maximum  building
heights. These heights, wgether widh FAR, scibacks,
building massing, and other site planning requirements
(described in the City's Land Use Ordinance) influence
the bulk and design of a development. Existing allowable
buildings heights are actached as an appendix for refer-
ence. The tallest building heights will continue to be lo-
cated in the Downtown core. Low building heights are
shown in the Chinatown core and in the Capital Districe
area, consistent with the existing requirements of those
special districts. Taller heights are proposed along Nimirz
Highway immediately adjacent to the Chinatown station,
and surrounding the Iwilei station, with heights stepping
down makai of the station and roward the waterfront.

Per CFR Part 77, the Federal Aviation Administration
may require Notification of Proposed Construction or
Alteration (FAA Form 7460-1) for structures within the
maximum building height limit.

EXAMPLES OF
FLOOR AREA RATIOS

Building heights and intensities i the historic Chinatown core will
continug to be fow; in contrast to Mgli-nse development around the
Downtown station fmiddle). Building heights and intersities in hwiles
{hattom] are expectad to increase given the new mix of uses dosired.
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% FIGURE 2-7:
% | MAXIMUM BUILDING HEIGHTS
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A three-dimensional compurer model was prepared
as part of the planning process to analyze how various
height and intensity regulations could influence devel-
opment and ensure that it is compatible with existing
buildings. Renderings shown here illustrare how future
buildings may appcear. In addition, illustrative drawings

show how buildings resulting from the [and use frame-
work, including density and height regulations, and the
rail line could look and feel from a pedestrians perspec-

tive at street level. Since multiple design solutions are
possible, these drawings are hypothetical and are not in-
tended to show the exact nature of future development.

Birds-gye view of butlout of the 100 Plan for Downtown and Chinatown. Hhe Plan continues to aflow taller buthfngs i Downtown, with hewghts up to
450 feet In Chinatown, heights are much lower, consistent with the Special District regulations to preserve the character and scale of this historic district

Model is conceplual and not site-specific

View of fwilei station and station area, looking ewa along the rail line. The hwilei station area is transformed by new mixed-use land uses with
heights up to 300 feet, heralding a new district for hiving, working, and recreation.



FIGURE z-8:
ILLUSTRATIVE VIEW OF IWILEI DISTRICT, LOOKING EWA TOWARD ALAKAWA STREET

Lxisting

Conceptual ustration of new muxed-use development, transforming the wilei district o a vibrant walkable district, with new streets and both regronal- and
neighborhood serving retait



2.3 Potential Development

Methodology

Development potential is summarized in erms of build-
ing floor area and housing units that can be expected with
implementation of the TOD Plan, as well as an estimated
number of new residents and jobs. The potential is caleu-
lated based on the existing/future land uses shown on the
land use maps, assumptions for intensity and use mix, for
coverage and allowances for new streets and open space,
the likelihood of redevelupment (i.e., vacant sites are as-
sumed 1o be more likely to redevelop than underurilized
sites), and existing development on epportunity sites that
would be lost due 1o redevelopment.

Ihe three-dimensional diagrams on previous pages and the
potential development projections below assume a realistic
amount of development over time, as oppased o a maxi-
mum permitted by the Plan, as it is unlikely that every site
will build out to the maximum intensity permitred. Sites
that are currently vacant or have been specifically idensified
by the City, stakeholders, or property owners are assumed
about 80
percent of these sites are expected to redevelop. Sites wich

to have a high level of redevelopment potential

low densities and/or low building values are illustrated as
having a moderate level of redevelopmene potential. On
the other hand, opportuniy sites within the Chinatown
Special District are assumed to have much lower redevel-
opment potential—just 20 percene—due to the height
restrictions, small parcel size. and historic regulations. [n
general, about 65 percent of the sites that have been identi-
hied as opportuniry sites are assumed to redevelop.

COMMERCIAL RETAIL

Potential Buildout

Table 2-4 describes potential new development around
the rail starions. TOD could result in approximarely
6,500 additional housing units, which translates 1o
13,400 new residents based on the City’s projections for
future houschold size. In terms of non-residential devel-
opment, TOD could result in a 632,000 square-feet in-
crease in retail development and 1.1 million square feer
of additional office and light industrial development
(including lab and R&D space), potentially producing
abour 4,100 new jobs. Finally. 31 acres of new parks,
open spaces, and paths are accommodated in the TOD
Plan. “These open spaces are discussed in more derail in
Chaprter 4: Urban Design. Chaprers 3 and 5 review the
portential impacts and necessary improvements thac will
need to be developed concurrendly for transportarion
and infrastructure, respectively.

These new development values reflect a realistic level
of development thar can be absorbed from rransit-ori-
ented development, based on an assessment of market
data and real estate conditions. As described in Section
2.1 above, the market demand analysis estimared that
the Downtown corridor could supporr +/- 6,000 new
dwelling units, +/- 485,000 square feet of retail, and
+/- 210,000 square teet of office. The development po-
tential described here falls within these ranges, while
leaving some flexibility in the distribution between the
Downtown corridor and the adjacent Kalihi corridor,
for which a separate TOD plan has also been prepared.
These values include the roughly 2,000 unics thar the
State is using as a development target for housing on
State and City lands in the area.

RESIDENTIAL OFFICE/R&D/ PUBLIC USES/PARKS
{DWELLING UNITS) {SOUARE FEET) LIGHT INDUSTRIAL {ACRES}
(SQUARE FEET)
Existing Development 8,800 6,290,000 10,810,000 16
Downtown Station Area (Net New) 1,680 226,550 700,642
Chinatown Station Area {Net New) 1,466 56,206 311,355
wilei Station Area (Net New/ 2,965 297,073 40,337 17
Kapalama Station Area (Net New) 422 52,058 . 24,560 2
TOD Plan (Net New)'? 6,500 632,000 1,077,000 3
GROSS FUTURE DEVELOPMENT®* 15,300 6,922,000 . 11,887,000 47

1. The Planning Areas for the Downtow: and Katihi TOD Plans overtap around Kapalana and hwilei siation by approximately 1,200 dwelling units, 13,000 s, il
ol retad 4,000 sq. it, of office/R&D, and eight acres o' parks. If the reader is interested in totat development potential for all six stations, these values must

be subtracied out 1o avoid double counting
2. Values may not sum precisely due t rornding.
3. Assumes suppodt infrastructure is adequate {i.e., sewer, water}

Source Dyett & Bhatia, 2012, Hawaii Community Development Authority, 2011,



As described in Chapter 1, the community vision
and guiding principles provide a foundation for all
components of the TOD Plan. The goais and policies
below provide more detailed objectives and direc-
tion to guide City departments and decision-makers
implementing the Plan through amendments to the
Land Use Ordinance, Capital Improvement Program
or other means. Chapter 6: Implementation pro-
vides a complete summary of responsible agencies
and departments.

GOALS

Land Use

LU-G1: Develop vibrant mixed-use districts with
a range of residential, shopping, em-
ployment, and cultural uses that provide
activities during the day and evening and

support rail transit ridership.

LU-G2: Enhance the waterfront orientation of the
Downtown station areas, with new uses

at AlohaTower, redevelopment of historic
Irwin Park into a public open space, and new
destinations along the waterfront linked by a

pedestrian and bicycle promenade.

UD-G3: Establish a contiguous pedestrian-oriented
area within the corridor to enhance walk

ability and pedestrian comfort.

LU-G4: Foster continued role of Downtown as
Honolulu’s employment and financial hub,
and promote a wider range of uses—in-
cluding additional housing and retail

uses—around the Downtown station.

LU-G5: Maintain the scale and fabric of the historic
Chinatown, historic Merchant Street and
historic Capital districts. Ensure that infill
development is compatible and harmaoni-
ous in scale, bulk, mass and orientation to

complement the historic context.

LU-G6: Guide transformation of the lwilei district
as a new mixed-use high-intensity/high-
rise, pedestrian oriented neighborhood,
capitalizing on its pivotal location in Hono-
lulu’s core, overlooking Honolulu Harbor,
and with improved connections to China-

town and Downtown.

LU-G7: Expand housing opportunities with a range
of housing types —townhomes, mid-rise,
and high-rise —to create a new mixed-

income neighborhood in lwilei with a fult

range of amenities and services, including
parks and open space, a walkable street grid,
and enhanced connectivity to the waterfront.
{Affordable housing policies are described in
Chapter 5.}

LU-GB: Revitalize the AlohaTower area in a man-
ner that respects the historic Aloha Tower
and nearby pier buildings with uses and
amenities that allow students, local resi-
dents, and visitors to enjoy its magnificent

waterfront setting.

LU-G9: Encourage revitalization of the neighbor-
hood that includes Mayor Wright Homes
and Palama Settlement, and prioritize
development of affordable mixed-income
housing on State and City lands ctose to
the lwilei, Chinatown, and Downtown sta-

tions,

Building intensity and Height

LU-G10: Create a varied skyline with the highest
heights and intensities in the Downtown
district, stepping down to the Chinatown
historic core, and rising up, but more mod-
erately, to create another high-rise node
around the lwilei station.

LU-G11: Preserve the height and scale of develop-
ment in the core of Chinatown's historic
district.

Economic Development

LU-G12: Enable a wide range of economic activity,
including financial and professional em-
ployment in Downtown, small businesses
and food-related industries in Chinatown,
and lab, research and development, and
high-tech industries in lwilei.

LU-G13: Retain and foster the growth of Honolulu’s
small businesses that provide economic
and employment opportunities for resi-
dents.

POLICIES

Land Use
DOWNTOWN STATION

LU-P1: Focus new office development in the

Downtown core to take advantage of collo-
cation with existing office uses and related
retail services, such as cafés, lunch venues,

banks, and copy centers.



LU-P2:

LU-P3:

LU-P4;

Allow and encourage residential develop-
ment in all parts of Downtown to enable
people to live closer to jobs, promote after-
hours street vitality, and make efficient use
of resources such as parking.

Coordinate with the State and Hawaii
Pacific University to encourage redevelop-
ment of the AlohaTower area to support
rail transit and provide a vibrant water-
front destination.

*  Support a mix of uses, such as educa-
tion, housing, office, retail, entertain-
ment, marketplace, and/or hotel with
community-oriented uses and activities
{also see Economic Davelopment poli-
cies below).

¢ Encourage usefredesign of Irwin Park
as a true gathering space and a gate-
way to Downtown.

*  Coordinate with the Hawaii Electric
Company (HECQO) and Hawaii Commu-
nity Development Authority {HCDA) to
relocate the substation at Aloha Tower
and reuse the site, including exploring
the potential of repurposing and reuse
of the 1930s-era power plant, and inte-
gration with the adjacent Irwin Park and
mixed-use development.

¢  Work with property owners/managers
of the Maritime Museum to encourage
reopening and revitalization to cel-
ebrate the city's waterfront and its mari-
time history and to create a cultural
destination along the harbor.

Support the revitalization of Fort Street
Mal as a pedestrian-oriented shopping
street from AlohaTower to Beretania
Street:

*  Work with the Fort Street Business Im-
provement District to encourage fagade
improvements and attract a greater mix
of small businesses to meet the needs
of local workers and students.

*  Work with Hawaii Pacific University
in expanding its presence Downtown.
Support compatible uses, such as retail,
restaurants, services, supplies, and
partnerships with public and private
entities.

* Allow residential development above
retail/office development, such as the

Walmart site, to add housing opportuni-
ties near transit for students and Down-
town workers and add a critical mass of
new residents to support restaurants,
entertainment venues, and other eve-
ning and weekend uses.

CHINATOWN STATION

LU-P5:

LU-Pé:

LU-P7:

Prormote the addition of more permanent
activities and attractions in Chinatown,
capitalizing on the success of monthly
First Friday events, including more shops
and services, restaurants, entertainment
venues, and art and cultural destinations.

Encourage uses that build on Chinatown’s
existing character, such as businesses that
are multi-culturat, family-friendly, food-
related, small and locally owned.

¢ Buildings and open spaces should be
designed to highlight the identity of
the district and its rich mutti-cultural
character.

* New uses should be compatible with
existing businesses in terms of their
use type, as well as architectural char-
acter, height and scale.

Foster reuse of surface parking lots along
Nimitz Highway with mixed-use develop-

ments, cultural uses, community services,
shopping, food-related and/or residential

units. Provide some public parking within
new structured parking facilities.

IWILEI STATION

LU-Pa:

LU-P9:

Rezone sites to designations consistent
with the Urban Mixed Use {High and
Medium} designations as shown in the
Land Use Plan (Figure 2-4) and classifica-
tion system {Table 2-3). Rezoning would
enable the lwilei station area to develop as
a mixed-use walkable district, with a full
complement of uses: a residential neigh-
borhood with a range of housing types and
affordability levels; an employment center
focused on high-tech, lab, and research and
development; local-serving and destina-
tion retail and activities; and new parks and
open spaces that balance the high-intensity
development and create identity for the
new district.

Allow a diverse range of retail establish-
ments of any size provided that they
are pedestrian-oriented and have active



LU-P10:

LU-P11:

Lu-p12:

street frontages. Encourage developers to
incorporate big-box retailers within new,
higher-density developments, such as two-
story retail or mixed-use retail with offices
or residential units on upper floors.

Accommodate parking for big-box retailers
and other large commercial uses in park-
ing structures or within new developments
to enhance walkability and foster intensity
within the TOD areas.

Coordinate with HECQO to, in the short-
term, incorporate the electricity substation
into the urban district through screening.
In the longer term, work with HECO to
relocate the substation away from the im-
mediate station area.

Maintain working harbor and port activi-
ties and jobs makai of Nimitz Highway.
Coordinate with the Department of Trans-
portation - Harbors Division to allow
commercial uses along the waterfront,
retain views of the waterfront, and enable
implementation of the promenade.

ALE STATIONS

LU-P13:

LU-P14:

LU-P15:

LU-P16:

Establish aTOD Zone that extends ap-
proximately a five- to ten-minute walking
distance around each station, as shown in
Figure 2-4, to foster transit-oriented devel-
opment, prioritize streetscape and other
public realm improvements, and focus
community investment.

Encourage consolidation of small lots
{less than 10,000 square feet) in order to
achieve the heights and densities permit
ted. Maintain a list of vacant and underuti-
lized properties for interested developers
and property owners.

Permit compiementary retail uses and
amenities on sites adjacent to or integrat-
ed with the rail stations, such as day care
centers, food markets, pharmacies, and
other daily services.

Preserve and enhance, where feasible, ex-
isting buildings and properties of human

scale and historic value through adaptive
reuse and rehabilitation.

* Provide incentives such as streamlined
permitting, tax credits or reductions,
additional use allowances, transfer of
development rights, and other public or
private programs.

LU-P17:

LU-P18:

LU-P19:

* Advertise opportunities for adaptive
reuse tax incentives and other benefits
on the City's website.

¢ Except for those concerning health and
safety, remove regulatory constraints to
preservation—for instance, the cost of
upgrading infrastructure and utilities.

* Require future development projects
to comply with applicable state and
federal historic preservation laws and
regulations.

* Development adjacent to these impor-
tant resources should be designed to
have appropriate setbacks and transi-
tional spaces.

Identify specific park and open space
locations in advance of the rail’'s operation
to ensure that development proceeds in
tandem with new open spaces. Proactively
locate new parks that meet the design
criteria and intent of the open space net-
work (see Chapter 4) through a variety of
mechanisms, including, but not limited to:

* Dedication: Coardinate with develop-
ers and property owners in advance of
project development to secure good
locations for open spaces through dedi-
cation and tools such as development
incentives and land swaps.

* Easements: Enable public use while
retaining private ownership and main-
tenance through easements.

* Park Impact Fees: Determine appropri-
ate impact fees on residential and non-
residential development.

* Open Space Bonus: Modify as needed
the open space bonus program in the
Land Use Ordinance to permit addi-
tional buitding intensity in exchange for
a larger provision of open space.

Require or permit active ground floor

uses an key streets, consistent with Figure
2-5. Active uses include uses that attract
walk-in visitors and have a high degree of
visibility {i.e., windows/transparency)} from
the street, such as retail stores, restau-
rants, cafés, markets, theaters, personal
services, and galleries.

Within the Pedestrian-Oriented Design
area indicated on Figure 2-5, require all
uses to be legible to the pedestrian and



LU-P20:

LU-P2t:

designed at the pedestrian scale for com-
fort and accessibility. Commercial uses
should exhibit ground-floor transparency
and clear entrances. Residential, office, or
hotel uses should include accessible and
inviting lobbies, architectural features such
as stoops or porticoes, or public plazas at
the sidewalk.

Prohibit new auto-oriented establishments,
such as drive-through establishments that
create curb cuts and require substantiat
paved drive aisles.

Provide accommodation in the TOD Special
District for the maintenance and upgrade
of nonconforming properties.,

Building Intensity and Height

LU-P22:

LU-P23:

LU-P24;

LU-P25:

LU-P26:

LU-P27:

Permit maximum building intensities, as
defined in the Maximum Building Intensity
diagram {Figure 2-7) and maximum build-
ing heights, as defined in the Maximum
Building Height diagram {Figure 2-7).

Outside of Chinatown and Hawaii Capital
Special Districts, Merchant Street Historic
District and other properties of historic sig-
nificance, allow additional intensity above
the maximum {up to a bonus maximum,
as per Figure 2-6) through a discretionary
process, in exchange for the provision of
parks, strests/connections, or affordable
housing, beyond what is already required.,

Within the TOD Zone, require develop-
ment to be a minimum of 560 percent of the
maximum FAR, unless findings are made
that such intensities are not feasible due to
site or other conditions and would consti-
tute an unreasonable hardship,

Focus the planning area’s tallest building
heights and greatest intensities in Down-
town. Establish lwilei as a second node of
intensity for mid- and high-rise develop-
ment to maximize access to transit and to
create a vibrantTOD area. Taper heights
down beyond the immaediate station areas.

Continue to allow opportunities for exist-
ing uses to grow and expand in accor-
dance with historic district regulations.

Allow taller buildings in specific locations
as shown on Figure 2-7, while ensuring

that new development minimizes shadow
and view impacts on existing residences.

LU-Pzs:

LU-P29:

LU-P30:

LU-P31:

Assess the specific market opportunity

for a hotel near AlohaTower. Analyze the
historic, current, and projected occupancy
rates and room rates of competitive hotels,
and forecast demand from the likely cus-
tomer base. Explore potential coordination
with Hawaii Pacific University’s hospitality
management program.

Build on Chinatown’s unique identity as an
attraction for local residents’ daily shop-
ping needs and services as well as for visi-
tors’ interest and cultural understanding.
Utilize the unique skills, cultural heritage,
business connections, and market pen-
etration capabilities of current community
members and business owners to shape
future development.

Provide opportunities for a range of busi-
ness types and sizes by limiting lot con-
solidation, particularly in the lwilei area.

* Aftract leading edge industries, based
in technology, medical/bio, engineer-
ing, and media that provide good
quality jobs with potential for career
advancement. Coordinate with local
universities and existing businesses
to understand the space needs of new
enterprises.

¢  Support small and medium-sized
spaces and the continuation of small
businesses and start-ups by accom-
modating incubator spaces and multi-
tenanted buildings.

* Explore incentives, including the use of
public land and buildings, for mak-
erspaces, entrepreneurship/business
support, commercial kitchens, and busi-
nesses that increase the availability of
locally-produced products.

Explore and implement a Downtown
Business Improvement District that will
allow greater community support for the
businesses in the specified Kalihi Business
Improvement District, attract future busi-
ness owners to operate in Kalihi {inclug-
ing lwilei), and allow greater flexibility for
policy implementation that will support
the growth and safety of businesses within
the Business Improvement District.
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MOBILITY

This chaprer outlines strategies for developing an in-
tegrated multi-modal transportation nerwork in rthe
Downtown corridor that will enhance communiry liv-
ability and also support rail transic ridership. “The chap-
ter identifies enhancements to the street network and

facilities for all users, including but not limited to pe-
destrians, bicycles, automobiles, and transit riders. The
strategies discussed here will improve connecriviy, safe-
ty. and ease of travel, as well as enhance overall livability
and quality of life for residents, workers, and visitors.

Developing a comprehensive multi modal circulation network will be essential to enabling safe, convenient access between the rail stations and
Jobs, homes, schools, shopping, entertainment and other destinations.



3.1 Existing Circulation Network
and Operations

This section describes the existing (as of 2012} circula-
tion network and conditions in the V2-mile area around
the three Downtown stations. It describes city and
state plans that have been prepared or are underway,
as well as any deficiencies identified during the techni-
cal analysis phase of the project or articulated by com-
munity members through the household survey and at
workshops and meetings. The improvements discussed
in Section 3.2 respond ro the contexr and deficiencies
identified in this section.

Travel Patterns

Downtown Henolulu already has a culture of using al-
ternatives modes of transportation, with relatively high
rates of walking and bus transit ridership among work-
ers and residents, as shown in the Journey to Work sta-
tistics in Table 3-1. Although 77 percent of households
have one or more vehicles, according to respondents to
the community survey, residents often prefer to walk or
use transit. This is likely due ro convenience and low
cost, compared to the inconvenience and high cost of
driving and parking, particularly in the Downtown and
Chinatown station areas, Nearly half of commurers in
the Downtown corridor walked or used public trans-
portation to get to work, compared o 14 percent of
residents citywide.

‘These statistics are confirmed by the community survey
complered as part of this planning cffort {see Chaprer |
for details). As shown in Chare 3-1, approximartely 29

percent of respondents used cransir to get to work or
school, and 21 percent walked. Sdill, driving alone was
the most frequently used mode of transportation, rep-
resenting 34 percent of trips. Carpooling and relecom-
muting accounted for vight and four percent of trips,
respectively. Biking accounted for just one percent of
commure trips. The rates of walking and bus transit
use were highest among residents/respondents closest
to the Chinatown station. In sum, these findings sug-
gest that rail transit will be well-utilized and successful
when implemented.

CHART 3-1: OVERALL COMMUTE MODE SHARE, 2011
Rode Motorbike
Biked or Scooter
% 2% Telecommuted
4%  Carpooled
8%
Drove Alone
34% Walked
21%
Took Bus

29%

Dowaewn Community Survey, prepared for City and County of Ho
aaglulu Department of Plannmg and Permitting by National Research
Center, September 2011

Source.
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DAILV PERSCN TRIPS TO WORK, BY PERCENT

DOWNTOWN HONOLULU HAWAII US | OBSERVATIONS
SUB-AREA
Drove Alone 33% 61% . 64% 76% Only NY and DC were lower than Hawaii.
Carpooled 13% 19% 19% 12% Only two metro areas were higher than
Honolulu.
PublicTransportation 19% 8% 6% 5% Six metro areas were higher than Honolulu.
Walk 30% 6% 5% 3% Six states were higher than Hawaii.
Other Modes 3% 2% 2% 1%
Worked at Home 2% 4% 4% 3%

Sources City and County of Honoluly, Depariment of Planning and Permitting, 2000 Census SF 1 File Journey to Work. 2000 - Census 2000 Brief: Clara Rescho-
vsky, US Department of Cammerce, Economics and Statistics Admin. ¢ S, Census Bureau; tables 5 and 6. March 2004.



Street Network

The street network represents the foundation for the
circulation system and all modes of travel. Buses, per-
somal vehicles, bicycles and trucks share the roadways,
and sidewalks, where present, line the roadways for pe-
destrian (and sometimes bicycle) travel. Circulation is
provided by streets that generally comprise a grid-like
nerwork in the Downtown and Chinatown station ar-
eas. However, large and inconsistently shaped parcels in
the [wilei station area {particularly makai of the station]
result in block sizes and shapes that are not pedestrian
friendly and make for circuitous travel.

'the Downrown strect network provides good regional
access. Major roads that traverse the TOD Plan area
include Nimitz Highway. Dillingham Boulevard, Be-
retania Street, King Streer, Vineyard Boulevard, Ala
Moana Boulevard, and the H-1 Freeway, as shown on
Figure 3-1. The sereet nerwork directly surrounding the
Downtown and Chinatown stations forms a compact
grid with small blocks and a walkable environment.
The area around Iwilei station, however, has large. odd-
ty shaped blocks that are more challenging to navigate,
and create a less hospitable environment for pedestri-
ans. Nimitz Highway, a six-lane arterial, runs through
all three station areas and inhibits access to Honoluju
Harbor and waterfront attractions.

According to the community survey conducted as pare
of preparing this plan, two-thirds of neighborhood resi
dents rated traffic Auw on local strects as fair or poor.
and the condition of local streets as fair or poor. De-
spite. Downtown’s compact grid of streets, residents
within the Downtown station area rate traffic flow in
their neighborhood as only slightly beteer than resi-
dents within the lwilei station area.

Streets are shared by personal vehicles, buses, trucks, bicycles, and
pedestrians, which often leads to competition for right-of-way and
potential safety canflicts, as shown i Downtown (tap, middie} and
twilei (bottom). Cnsuring that the circulation network is safe for all
users is a priority of the TOD Plan



FIGURE 3-1:
STREET NETWORK
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Pedestrian Facilities and Station Access

Pedeserian facilities and safe, convenient access to
transit are essential components of successful TOD.
According to analysis completed for this TOD Plan.
approximarely 97 percent of rail transic trips to Down-
town’s three stations will begin as walking, biking. or
bus transit trips by 2030. The introduction of the rail
system and implementartion of the Downtown Neigh-
borhood TOD Plan will, thercfore, necessitate im-
proved connections to transit by these modes of travel.

Hawaii is consistently ranked higher than most other
states for pedestrian fatalities by the Fatality Analysis
Reporting System.' At the same time the srate also re-
pores more walking trips compared to other states, Pe-
destrian facilities in the corridor are varied, and survey
respondents rated pedestrian facilities as good to poor.

Overall. the ease of walking in the corridor was rated
as excellent or good by just over half of residents (54
percent). In general, residents gave high ratings for the
presence of sidewalks and low ratings for the condition
of sidewalks. They also gave high ratings for the num
ber of crossing lights, burt low ratings for safety while

[ABLE : STATEWID|

LOCATION

Liliha Street. at Kukui Strast
{hwilai Station Areal

DESCRIPTION
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Crash data indicates the intersection area has
experienced ten reported pedestrian crashes
{between 2004 and 2008), all of which have oc-
curred while pedestrians were in a crosswalk. The

walking. These ratings varied by station area—those
who lived closest ro the Downtown station gave higher
ratings for all aspects of walking than those who lived
closer to the [wilei and Chinatown stations.

Statewrde Pedestrian Master Plan

To address safety concerns and infrastructure de-
the 2013 Swatewide Master
Plan seeks to improve pedestrian mobility and safe-

ficiencies, Pedestrian
ty on state facilities and roadways. Through a pro
cess that combined community mapping with darta
analysis of sidewalk/crosswalk conditions and ac-
cident reports, the Hawaii State Department of
Transportation identified deficiencies, areas with high
pedestrian accident rates, and proposed improvements.

The Master Plan includes a toolbox to identify best
practices for pedestrian safety, mobility, and accessibil-
ity, including layout of sidewalks and intersections: sig-
nalization; and streer design near schools. It also defines
porential federal, state, and local funding sources For
listed improvements including improvement districts
and parking fees. Three of the Master Plan’s priority
projects are locared in the planning arca, as described
in Table 3-2.

{E DOWNTOWN PLANNING AREA .
PROPOSED IMPROVEMENT

Install a traffic signal at the intersec-
tion of Liliha Street and Kukui Street to
provide pedestrians with a dedicated
crossing phase. {Completed)

presence of crosswalks can give pedestrians a
false sense of security in instances where there
t5 no stop control (traffic signal or stop sign) for
vehicles. Lack of attention by motorists, on-street
parking, and bus maneuvers may contribute to

the crash rate.

Vineyard Boulevard, between
Palama Street and Aala Strest
thwilei/Chinatown Station Area)

Crash data indicates that conflicting movements
of turning vehicles and pedestrian crossings,
and pedestrians crossing outside of crosswalk
or against the walk signal were primary factors
involved in the 13 reported pedestrian crashes
that occurred within this section of Vineyard

Implerment Walk Wise Hawaii {WWH),
an educational program to educate
the community about pedestrian and
driver awareness. Install additional
pedestrian signage for drivers turning
anto Vineyard Boulevard.

Boulevard between 2004 and 2008.

Ala Moana Boulevard [Nimitz

Ala Moana Boulevard in Honolulu experiences

Install sidewalks on the makai side of

Highway), between Bishop
Street and Richards Street
{Downtown Siation Area)

Source.

high volumes of traffic and considerable pedestri-
an volumes, There is a sidewalk gap on the makai
side of Ala Moana Bowlevard between Richards
Street and Bishop Street, which is impractical for
pedestrians traveling along Ala Moana Boulevard.

1 Sourcer National Highway Traffic Safety Administration

Ala Moana Boulevard between Bishap
Street and Richards Street, (Com-
pleted}

Highwavs Dwvision, Department of Transportation, State of Hawail. Statewide Pedestrian Master Plan, May 2013



Sidewalk Conditions Inventory

As part of this TOD planning process, an inventory of
sidewalk and crosswalk conditions was completed on
all streets within Y-mile of each sration.

Sidewalk conditions were categorized as follows: (1) no
sidewalk; (2) 3-4 teer of effective wideh; (3) 5-6 feet of
effective width: (4) 7-8 feet of effective width; and (5)
9+ feet of effective width. Effective width was defined
as the amount of sidewalk that provides a continuously
unobstructed pathway, with the exception of occasional
temporary obstructions such as illegally parked vehi-
cles. Chart 3-2 provides a summary of this analysis.

Overall, just three percent of all curb length within a
Y-mile of the three stations was found 1o lack side-
walks. However, sidewalks are often less than six feet in
width, which is narrow considering the high volumes
of pedestrian activity, particularly in the Chinatown
station arca. In addition, pedestrian mobility in the
Iwilei station area is particularly challenging due 10 an
array of fences and dead end streets. Wait times to cross
some of the wider, busier streers such as Nimitz High-
way, Dillingham Boulevard, and King Streec inhibic
pedestrian movement. A station by station analysis of
sidewalk conditions and station access is described in
more derail below.

CHART 3-2: SIDEWALK CURB LENGTH AND WIDTH, BY STATION, 2012

Iwiloi |
Chinatown |“1'

Downtown D

0 5.000 10,000 15,000

20,000

@ None
1to 4 Feet
5to 6 Feet
710 8 Feet
9+ Feet

25,000 30,000

35,000

SIDEWALK CURB LENGTH

Source:

Weslin Consulting Services, 20i2

Although sidewalks are generally prasent throughout the Downtown corridor they are often too narrow to accommodate the high levels of
pedesinian iraffic In particular, the Chinatown station area {laft and right) is constramed by narrow sidewalks and ohstructions in the pedestrian

pathway.



Downtown Station Area

The Downtown station will be located on an elevated
structure centered above Ala Moana Boulevard {Nimicz
Highway) between Bishop and Alakea Streets. Access
to the elevated platform will be offered at two station
entrances locared on either side of the highway. One
entrance will be an the southwesr corner of the inrer-
section formed by Ala Moana Boulevard and Bishop
Street. The other at-grade station enrrance will be locat-
ed next to the existing plaza between the two existing
buildings on the mauka side of Ala Moana Boulevard.
The station will be in close proximity to many existing
bus routes and stops including the Hotel Street Transit
Mall. The station is near many surface and structured
private parking facilities.

Figure 3-2 identifies all sidewalks by width and cross-
walks in the Downtown %-mile station area. Nearly all

FIGURE 3-2:

streets in the Downtown station area have sidewalks,
and Downtown has far more sidewalks with an effec-
tive width of nine feer or more than the other two sta-
tion areas. Sidewalks and crosswalks connect in all di-
rections from the mauka entrance of the station. The
mazkai entrance to the station will provide access tw/
from Aloha Tower and the waterfront.

Downtown also has several pedestrian malls, including
Fort Street Mall and Mililani Streer Mall. Within and
between government buildings are other courryards and
plazas. Aloha Tower Markerplace is designed for the
pedestrian. The most salient problem with accessibiliry
within Downtown is chat Nimitz Highway has created
an obstacle inhibiting pedestrian activity between the
business district and the waterfront. Furthermore, the
timing of signals controlling pedestrian access across
Nimitz Highway is often cited as being too long between
intervals,

DOWNTOWN STATION LOCATION AND PEDESTRIAN CONDITIONS
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Chinatown Station Area

The Chinatown station will be located on an elevated
structure centered above Nimitz Highway berween
Kekaulike and River Streets. The station is ar the edge
of Chinatown’s main shopping and restaurant district,
near Nuuanu Stream and Kekaulike Mail. Access to
the elevared platform and concourse will be offered on
the mauka side of Nimitz only, from the property on
the northeast corner Nimitz Highway and Kekaulike
Street. No new major bus facility or off-streer parking
will be provided. Bus improvements are not included
because the station is in close proximity w many ex-
isting bus routes and stops including the Horel Street
Transit Mall. The station will also be located near many
surface and structured parking facilities including the
Chinatown Municipal Parking Garage.

Figure 3-3 identifies all sidewalks and crosswalks in the

Chinatown station area. Chinatown’s overall pedestrian

FIGURE 3-3:
CHINATOWN STATION LOCATION AND PEDESTRIAN CONDITIONS

ey SR W L

accessibility is good due to the extensive homogeneous
sidewalk network in the mauka and diamond head por-
tions of the station area, and due to the pedestrian malls
available ro the public. Chinatown has more sidewalk
coverage than the other two Downtown neighborhood
station areas even though the station area includes over
30 percent water. Chinatown has 9